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CERTIFICATION  AND  STATEMENT  OF  LIMITING  CONDITIONS 


CERTIFICATION:   The  appraiser  certifies  and  agrees  that: 

1.  The  Appraiser  has  no  present  or  contemplated  futiire  interest  in  the  property 
appraised  and  that  neither  the  employment  to  make  this  appraisal,  nor  the 
compensation  for  it,  is  contingent  upon  the  appraised  value  of  the  property. 

2.  The  Appraiser  has  no  personal  interest  in  or  bias  with  respect  to  the  subject 
matter  of  the  appraisal  report  or  the  participants  to  the  sale,  if  any. 

3.  The  Appraiser  has  personally  inspected  the  property,  both  inside  and  out, 
and  that  according  to  the  best  of  the  Appraiser's  knowledge  and  belief,  all 
statements  and  information  in  this  report  are  true  and  correct,  and  that  the 
Appraiser  has  not  knowingly  withheld  any  significant  information. 

4.  All  contingent  and  limiting  conditions  are  contained  herein  (imposed  by  the 
terms  of  the  assignment  or  by  the  undersigned)  affecting  the  analyses 
opinions  and  conclusions  contained  in  this  report. 

5.  This  appraisal  report  has  been  made  in  conformity  with  and  is  siobject  to  the 
requirements  of  the  Code  of  Professional  Ethics  and  Standard  of  Professional 
Conduct  of  the  appraisal  organizations  with  which  the  Appraiser  is 
affiliated. 

6.  All  conclusions  and  opinions  concerning  the  real  estate  that  are  set  forth 
in  the  appraisal  report  were  prepared  by  the  Appraiser  whose  signature 
appears  on  this  appraisal  report,  unless  indicated  as  "Review  Appraiser." 
No  change  of  any  item  of  the  appraisal  report  shall  be  made  by  anyone  other 
than  the  Appraiser,  and  the  Appraiser  shall  have  no  responsibility  for  any 
such  unauthorized  change. 


CONTINGENT  AND  LIMITING  CONDITIONS:   The  certification  of  the  Appraiser  appearing 
in  this  appraisal  report  is  subject  to  the  following  conditions  and  to  such 
other  specific  and  limiting  conditions  as  are  set  forth  by  the  Appraiser  in  the 
report. 

1.  The  Appraiser  assumes  no  responsibility  for  matters  of  a  legal  nature 
affecting  the  property  appraised  or  the  title  thereto,  nor  does  the  Appraiser 
render  any  opinion  as  to  the  title,  which  is  assumed  to  be  good  and  market- 
able.  The  property  is  appraised  as  though  under  responsible  ownership. 

2.  Any  sketch  in  this  report  is  included  to  assist  the  reader  in  visualizing 
the  property,  and  the  Appraiser  assumes  no  responsibility  for  its  accuracy. 
The  Appraiser  has  made  no  survey  of  the  property. 

3.  The  Appraiser  is  not  required  to  give  testimony  or  appear  in  court  because 
of  having  made  this  appraisal,  with  reference  to  the  property  in  question, 
unless  arrangements  have  been  previously  made  therefor. 
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4.  Any  distribution  of  the  total  valuation  in  this  report  between  land  and 
improvements  applies  only  under  the  existing  program  of  utilization.  Any 
separate  valuations  for  land  and  building  must  not  be  used  in  conjimction 
with  any  other  appraisal  and  are  invalid  if  so  used. 

5.  The  Appraiser  assumes  that  there  are  no  hidden  or  unapparent  conditions  of 
the  property,  subsoil  or  structures  which  would  render  it  more  or  less 
valuable.   The  Appraiser  assumes  no  responsibility  for  such  conditions  or 
for  engineering  which  might  be  required  to  discover  such  factors. 

6.  In  this  appraisal  assignment,  the  existence  of  potentially  hazardous 
material  used  in  the  construction  or  maintenance  of  the  building,  such  as 
the  presence  of  urea-formaldehyde  foam  insulation,  and/or  the  existence 
of  toxic  waste,  which  may  or  may  not  be  present  on  the  property,  was  not 
observed  by  the  appraiser;  nor  does  he  have  any  knowledge  of  the  existence 
of  such  materials  on  or  in  the  property.   The  appraiser,  however,  is  not 
qualified  to  detect  such  substances.   The  existence  of  urea-formaldehyde 
insulation  or  other  potentially  hazardous  waste  material  may  have  an 
effect  on  the  value  of  the  property.   The  appraiser  urges  the  client  to 
retain  an  expert  in  this  field  if  desired. 

7.  Information,  estimates  and  opinions  furnished  to  the  Appraiser  and  con- 
tained in  this  report  were  obtained  from  sources  considered  reliable  and 
believed  to  be  true  and  correct.   However,  no  responsibility  for  accuracy 
of  such  items  furnished  the  Appraiser  can  be  assumed  by  the  Appraiser. 

8.  Disclosure  by  the  Appraiser  of  the  contents  of  this  appraisal  report  is 
siibject  to  review  in  accordance  with  the  by-laws  and  regulations  of  the 
professional  appraisal  organizations  with  which  the  Appraiser  is  affiliated. 

9.  Neither  all  nor  part  of  the  contents  of  this  report,  or  copy  thereof 
(conclusions  as  to  property  value,  the  identity  of  the  Appraiser,  pro- 
fessional designations,  reference  to  any  professional  appraisal  organiza- 
tions, or  the  firm  with  which  he  is  connected)  shall  be  used  for  any  pur- 
pose by  anyone  but  the  client  or  its  assigns  without  the  previous  written 
consent  of  the  Appraiser;  nor  shall  it  be  conveyed  by  anyone  to  the  public 
through  advertising,  public  relations,  news,  sales  or  other  media,  without 
the  written  consent  and  approval  of  the  Appraiser. 

10.  On  all  appraisals  where  the  subject  requires  repairs  or  alterations,  the 
appraisal  report  and  value  conclusion  are  contingent  upon  completion  of 
such  in  a  workmanlike  manner. 

11.  This  assignment  was  undertaken  for  the  client  specified  herein.   The 
Appraiser  does  not  recognize  or  assume  any  duty  to  persons  other  than 
that  client  in  the  formulation  of  this  report  and  its  conclusions.   The 
client  may  make  such  reasonable  use  of  this  report  as  is  consistent  with 
the  fiinction  of  the  report,  but  any  third  or  other  party  into  whose 
possession  the  report  may  come  should  not  assume  that  its  rationales  or 
conclusions  will  serve  any  other  client  of  function. 


Date    July  25,  1986 
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DEFINITIONS 

Market  Value*  ^'^'    -   The  most  probable  price  in  terms  of  money 
which  a  property  should  bring  in  competitive  and  open  market  under 
all  conditions  requisite  to  a  fair  sale,  the  buyer  and  seller,  each 
acting  prudently,  knowledgeably  and  assuming  the  price  is  not  af- 
fected by  undue  stimulus . 

Implicit  in  this  definition  is  the  consummation  of  a  sale  as 
of  a  specified  date  and  the  passing  of  title  from  seller  to  buyer 
under  conditions  whereby: 

1.  buyer  and  seller  are  typically  motivated. 

2.  both  parties  are  well  informed  or  well  advised,  and  each 
acting  in  what  they  consider  their  own  best  interest. 

3.  a  reasonable  time  is  allowed  for  exposure  in  the  open 
market , 

4.  payment  is  made  in  cash  or  its  equivalent. 

5.  financing,  if  any,  is  on  terms  generally  available  in 
the  community  at  the  specified  date  and  typical  for  the 
property  type  in  its  locale. 

6 .  the  price  represents  a  normal  consideration  for  the 
property  sold  unaffected  by  special  financing  amounts 
and/or  terms,  services,  fees,  costs,  or  credits  incurred 
in  the  transaction. 


Highest  and  Best  Use*  -  That  reasonable  and  probable  use  that 
supports  the  highest  present  value,  as  defined,  as  of  the  effective 
date  of  the  appraisal. 

Alternatively,  that  use,  from  among  reasonably  probable  and 
legal  alternative  uses,  found  to  be  physically  possible,  appro- 
priately supported,  financially  feasible,  and  which  results  in 
highest  land  value. 

The  definition  immediately  above  applies  specifically  to  the 
highest  and  best  use  of  land.   It  is  to  be  recognized  that  in  cases 
where  a  site  has  existing  improvements  on  it,  the  highest  and  best 
use  may  very  well  be  determined  to  be  different  from  the  existing 
use.   The  existing  use  will  continue,  however,  unless  and  until 
land  value  in  its  highest  and  best  use  exceeds  the  total  value  of 
the  property  in  its  existing  use. 


*  "Real  Estate  Appraisal  Terminology",  Rev.  Edition,  itoerican  Institute  of  Real 
Estate  ^praisers  and  Society  of  Real  Estate  Appraisers,  1981. 

(1)  Value  may  also  be  defined  as  the  present  worth  of  all  future  benefits. 
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CERTIFICATE  OF  VALUE 


Richard  L.  Casey,  sr  (1854-1925) 
Richard  L.  Casey.  Jr.  (1895-1985) 


The  unc3ersigned  hereby  certifies  that  upon  request  of 
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he  has  personally  inspected  the  property  described  herein  for  the 
purpose  of  estimating  its  market  value  as  of  July  23,  1986 

Custom  House  Tower 
Boston,  Massachusetts 
General  Services  Administration  (GSA),  Owner 

and  that,  in  his  opinion,  said  market  value  as  of  that  date  was: 

FOUR  MILLION  DOLLARS  ($4,000,000) 

This  property  was  appraised  as  a  whole,  owned  in  fee  simple 
and  subject  to  encumbrances  if  any  there  be  and  to  the  Statement 
of  Limiting  Conditions  herein. 

The  undersigned  further  certifies  that  this  is  his  independ- 
end  judgment  as  to  the  value  of  said  property  in  which  he  has  no 
past,  present  or  future  contemplated  interest. 

In  witness  whereof  he  hereunto  sets  his  hand  this  25th  day 
of  July,  1986. 
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Richard   J.    Deinis,    Sr.,    SRA,    MRA 
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United  States  Custom  House 
McKinley  Square 
Boston,  Massachusetts 
General  Services  Administration  (GSA),  Owner 


PURPOSE  OF  APPRAISAL 

This  appraisal  has  been  requested  by  the  Boston  Redevelopment 
Authority  (BRA)  for  the  purpose  of  estimating  the  current  fair 
market  value  of  the  property  described  herein. 

The  function  of  the  report  is  to  assist  the  BRA  is 
establishing  a  price  at  which  it  might  acquire  this  subject 
property  pursuant  to  a  Surplus  Determination  having  been  made  by 
the  GSA. 
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CUSTOM  HOUSE  TOWER 


HIGHEST  AND  BEST  USE 

Support  documents  copied  and  made  a  part  of  this  report  will 
reveal  that  even  within  the  historical  significance  of  the  subject 
property  a  variety  of  uses  are  conceptually  permitted,  i.e., 
residential,  office  or  hotel.   The  utlimate  selection  of  an 
appropriate  Highest  and  Best  Use  is  a  residual  technique  whereby 
each  of  any  reasonably  probable  use  is  fully  hypothecated  and 
evaluated  in  order  to  discover  what  is  the  return  to  the 
underlying  land.   The  key  to  applying  any  such  test  is  the 
reasonable  probability  of  such  a  use  taking  place. 

In  dealing  with  the  subject  property  the  appraiser  has 
concluded  that  neither  residential  nor  hotel  use  is  reasonably 
probable  and  for  the  following  reasons: 

Residential  use  is  completely  impractical.   While  each 
floor  in  that  part  of  the  building  which  can  be  occupied 
for  other  than  public  uses  is  relatively  small  for 
office  functions,  but  extremely  large  for  residential  - 
depending  on  which  floor  somewhere  between  1,600  and 
3,000  square  feet.   In  order  to  create  units  which  would 
be  more  marketable  (the  reader  is  reminded  that 
condominium  sales  of  this  space  is  prohibited),  it  would 
be  necessary  to  subdivide  each  floor  into  acceptable 
marketable  residential  configurations.   To  accomplish 
that  it  would  be  necessary  to  have  primary  and  secondary 
egress  from  each  of  the  units  generating  an 
extraordinary  need  for  the  dedication  of  space  to  common 
area  and  a  crippling  cost  to  include  additional  stair- 
cases.  Further,  the  provision  of  kitchens  and  bathrooms 
in  several  locations  with  the  requisite  supporting 
risers,  chases,  vents  and  conduits  would  further  expand 
the  renovation  costs  to  unacceptable  levels.   Forgetting 
for  the  moment  the  identification  of  this  property,  as  a 
practical  matter  the  spectacular  vistas  do  not  begin 
until  the  eighth  or  tenth  floor  and  placing  bathrooms  or 
kitchens  so  they  had  direct  exterior  ventilation  through 
existing  windows  would  further  limit  an  already  limited 
attribute  of  this  building. 
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A  hotel  use  of  this  property  is  also  impractical  for  a 
variety  of  reasons  several  of  which  are  already  stated 
above  under  residential  use,  i.e.,  plumbing 
requirements,  ventilation  needs,  dual  means  of  egress, 
etc.   In  addition,  however,  a  hotel  use  has  a 
fundamental  requirement  of  lobby,  restaurant  and 
function  space  even  in  a  continental  hotel  such  as  the 
Bostonian  is  nearby  on  North  Street.   In  the  subject 
property  all  of  the  beautiful  spaces  on  the  lower  levels 
would  lend  themselves  nicely  in  support  of  a  hotel  use 
are  to  be  dedicated  to  public  use  on  the  order  of  a 
museum.   Upper  floors  could  be  devoted  to  these  uses, 
but  they  would  be  of  no  special  appeal  and  only  a 
handful  of  rooms  would  be  generated  which  had  the  kinds 
of  views  and  comforts  associated  with  very  expensive 
hotel  accommodations  which  these  would  be  because  of  the 
enormous  requisite  costs. 

Consequently  it  is  the  appraiser's  judgment  that  the 

appropriate  use  for  this  property  is  for  private  first-class 

office  space.   While  there  are  severe  functional  limitations, 

adequately  addressed  later  in  the  analysis  section  of  the  report, 

the  spaces  can  be  reached  (see  design  conclusions)  with  attractive 

adequate  lobby  support,  essentials  for  safety,  sufficient  floor 

areas  to  appeal  to  small  prestigious  users  and  a  location/ 

identification  attribute  of  great  moment.   The  dedication  of  the 

lower  levels  to  public  use  is  not  incompatible  with  this  private 

use.   Adequate  even  attractive  lobby  and  support  access  for  the 

office  use  on  the  upper  levels  can  be  provided  with  good  design 

that  is  compatible  with  the  historic  designation  and  Landmark 

goals  -  see  criteria  for  each  at  addendum. 
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CUSTOM  HOUSE  TOWER 

LOCUS  DESCRIPTION 

The  subject  property  is  situated  in  the  City  of  Boston  and 
within  the  Waterfront  Renewal  Area  of  the  BRA  on  the  famed  State 
Street  with  attendant  support  from  public  transportation, 
important  identification  with  the  financial  section  of  the  City,  a 
proximity  ernormously  famous  and  successful  Faneuil  Hall 
Marketplace  and  with  vistas  available  on  upper  floors  which  is  an 
element  of  its  location  near  the  actual  waterfront.   All  of  these 
are  admittedly  positive  locational  influences,  but  they  are  not 
without  some  negative  pull. 

The  intensity  of  all  of  these  nearby  installations  tends  to 
clog  the  traffic  patterns  of  lower  State  Street,  the  public 
transportation  at  the  State  Street  subway  stop  is  a  relatively 
short  but  rather  dirty  and  dangerous  walk  because  of  the  necessity 
of  crossing  the  surface  arteries  under  the  Central  Artery  and  the 
proliferation  of  eating  and  drinking  establishments  nearby  and  the 
pedestrian  patterns  of  the  multitudes  of  tourists  in  good  weather 
daytime  and  night  cause  the  population  of  these  precincts  to  be 
transient  and  somewhat  adverse  to  the  interests  and  expectations 
of  the  indigenous  population. 

It  would  be  a  gratuitous  offering  if  this  appraiser  attempted 
to  advise  the  probable  readers  of  this  report  as  to  the 


(. 
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characteristics  of  the  City  of  Boston  in  its  role  as  the  hub  and 
capital  city  of  Massachusetts  with  its  obvious  importance  in  terms 
of  the  New  England  or  even  Northeast  Region.   The  extraordinary 
growth  across  the  entire  spectrum  of  activities,  residential, 
industrial,  commercial,  retail,  office  and  adaptive  reuse  (this 
last  especially  evident  in  the  downtown  waterfront  section) 
together  with  the  extraordinary  international  position  achieved  by 
this  metropolitan  area  because  of  the  salubrious  presence  of  such 
institutions  as  Massachusetts  General  Hospital,  Harvard,  MIT,  all 
accumulatively  exude  locational  influences  currently  unparalleled 
in  the  United  States. 

Consequently,  the  appraiser  finds  that  the  subject  property 
is  under  the  best  locational  influences  available  in  the  City  of 
Boston  and  on  lower  State  Street,  but  does  not  escape  the  "drag" 
of  those  aspects  of  this  intense  urban  setting  which  is  visited  on 
all  properties  so  located. 

Further,  the  appraiser  finds  that  the  subject  is  within, 
dominates  and  provides  the  name  for  the  Custom  House  District 
which  is  now  on  the  National  Register  of  Historic  Places. 
Therefore,  it  falls  under  its  own  influence  as  it  were  and  a 
description  of  that  District,  as  set  forth  in  the  City  of  Boston's 
Response  to  Notice  of  Surplus  Determination  and  with  supportive 
maps  is  an  adequate  description  of  the  special  locational 
influences  in  this  District.   That  description  from  that  Response 
follows  immediately  herein. 


For, 

^r 

TI  10-300                    UNITED  STATES  DE'^aRTmEnT  OF   THE   INTERIOR 
t  1969)                                                 NATIONAL   PARK   SERVICE 
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[7.    DESCRIPTION 


CONDITION 


■^     E.cell.r 


(Chrck    One) 
("X    Pz'r  ^X    Derertorated  j     Rums  Qj     Unexposed 


(Chrc'i  OnrI 
JC     AUercd  X     Unaltered 


(Check  Onr) 
r~]    Moved  [X]     O'igirol   Site 


OESCWtBE    TMe    5CE5ENT    AMO   ORi'^*-!  AU   ^i/  ''no  wn^Pt-vsiCAL    APPEARAMCE 

The  Custom  House  District  of  15.9  acres  includes  the  property  v/ithin  a 
line  beginning  at  =1  Faneuil  Hall  Square  turning  south  on  Merchants  Row 
for  one  block,  turning  east  on  Chatham  Street,  turning  south  on  Commercial 
Street,  turning  east  on  State  Street,  turning  south  at  the  central  artery 
of  the  John  F.  Fitzgerald  Expressv.-ay  continuing  along  the  artery  to  High 
Street,  continuing  west  on  High  Street  to  northwest  on  Batterymarch, 
turning  east  on  Kilby  Place,  turning  north  at  the  back  lot  line  of  ?30 
Kilby  Street,  turning  west  on  Bangs  Alley,  turning  north  at  the  back  lot 
line  of  #15  Broad  Street,  and  west  of  -799  State  Street,  turning  west  on 
State  Street  and  north  to  the  side  lot  line  of  #74  State  Street,  including 
the  back  lot  line  of  #10  Merchants  Row  and  #1  Faneuil  Hall  Square. 

The  Custom  House  District  is  an  exhibit  of  mixed  commercial  archi- 
tecture reflecting  Boston's  development  as  a  major  mercantile  city. 
Originally,  State  and  its  extension.  Long  Viharf,  plus  Kilby  and  Batterymarch 
St.  viere   the  streets  which  converged  with  the  early  wharves  and  their  scat- 
tering of  small  buildings.  State  Street,  existing  since  Boston's  founding, 
was  extended  to  Long  Wharf  in  1710.  This  street  and  active  pier  formed  the 
main  link  from  the  waterfront  to  Washington  Street,  the  central  axis  to  the 
neck.  Chatham  Street  was  laid  in  1825  as  part  of  the  Quincy  Market  develop- 
ment to  improve  market  facilities  at  Faneuil  Hall.  The  resulting  six  new 
streets  lined  with  stores  'and  warehouses  held  the  over  flow  of  goods  from 
Merchant's  Row  (laid  in  1708). 

In  1805  the  Broad  Street  Association  led  by  I'l^iah  Cctting,  with  Char''es 
Bulfinch  as  planner,  began  a  development  which  altered  the  colonial  water- 
front both  north  and  south  of  Long  Wharf.  By  a  land  fill  operation  south 
of  Long  Wharf,  they  organized  a  street  pattern  dominated  by  two  wide  streets 
Broad  and  India,  which  generally  followed  the  contours  of  the  harbor  and 
were  crossed  by  smaller  access  streets.  Combined  with  the  contiguous  areas 
of  the  Markets  and  Faneuil  Hall  and  the  financial  center  on  State  Street, 
this  expanded  district  became  the  center  of  Bostorv-'s  merchant  energies 
through  the  early  years  of  the  19th  century. 
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f'lAJOR  STRUCTURES 

The  oldest  buildings  (c.  1810) 
64-70,  72,  102  Broad  Street  and  ^1 


buildings  are  the  remnants  of  thos 
for  the  Broad  Street  Association. 
originally  4  stories  in  height  wit 
being  characteristically  smaller  a 
brick  imitation  of  dentils  and  a  s 
stories.  .Originally  the  street  le 
flanked  by  two  windov.'S.  Hipoed  ro 
significant  alterations  to  window 
have  occurred,  the  Federal  stvle  a 
Central  Whar^(2)  at  146-176  Mi 
54  brick  stores  down  the  center  of 
Milk  Street.  Surviving  today  are 
units.  Like  the  other  -ederal-sty 
consisted  of  4  stories,  tnree  bays 
flankina  a  central  doorv;av  ar  stre 


in  this  district  are  -5,  7,  63-73, 
75  Milk  Street( 1) .  These  Feceral  style 
e  erected  from  the  design  of  Bulfinch 

Each  building  is  of  brick  and  was 
h  flared  lintels,  the  4th  story  windows 
nd  square.   The  cornice  was  a  simple 
tring  course  of  stone  separated  the 
vel  consisted  of  a  central  doorway 
ots  topped  the  edifices.  Although 
openings,  ground  floors,  and  roof  lines 
nd  scale  is  still  clearly  preserved. 
Ik  Street  (1819)  consisted  of  a  row  of 

a  wharf  and  formed  the  continuation  of 
only  eight  of  the  original  fifty-four 
le  buildings  in  this  district,  each  unit 

with  two  six  ever  six  cane  sasnes 
et  level  and  cacced  bv  3  nicced  roof. 
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PERIOD     ^C^cclt    One   or  Afore  /I  ^   Appropriotel 

□     Pte-Columb. an                                  C      '*'^    Century                                  [J      ISltl   Century                                 □     20'h    Century 

□     15th   Century                                    G     17lf,   Century                               2l      19thCentui~y 

SPECIFIC    OATESl    (It  Appliceblr    ond  Knoa-ni 

AREAS   Of   Significance     f Check  One  or  More  as  Appropriaie) 

Abo-.gmol                                              n     Edueol.on                                        ^     Political                                            -)?     Urban   Plonn.n, 

□     Prehijiortc                           Q    Engineering                                 Q     Religion,  Ph,.                             D     Other    (Specitr) 

D     Historic                                  □     Indullry                                                         lojophy 

□    Agriculture                             Q    Invention fl    Science 

□3     Architecture                            Q     Londlcope                                   pi     Sculoturc 

D    A"                                                            Architecture                        pi     Soc.ol/Humon- 

03     Commerce                                  □     Liternlure                                                     itonon 

□     Communicolions                   p-|    M;|i,o,y                                          f-|     Theotet 

□    Conservation                        |-,    „^,,^                                           p-,     Iron,  portotion 

STATEMENT    OF    SIGNIFICANCE 

The  Custom  House  district   is   significant  as  an  example  of  foresighted 

urban  planning,   by  the  Broad  Street  Associates,  v/hich  allovjed  for  the 

evolution  of  a  district  of  commercial   architecture  reflective  of  a 

continually  growing  and  prosperous  mercantile  Boston. 

The   Federal    style  buildings  on  Broad  and  Milk  Streets  are  the  sole 

surviving  examples  of  the  planned  effort  by  Charles  Bulfinch  to  create 

order  for  v/aterfront  commerce.     Building  reouirements  v/ere  specified  and 

adhered  to  for  the  sake  of  unity  and  the  cohesive  pattern  of  this   develop- 

ment can   still   be  observed.     The  small    scale,  mass,   and  fenestration  of 

the   Federal   style   is   particularly  noteworthy  in   this   district  where   later 

more  monumental    styles   are   interwoven. 

Central   Wharf  built  by   1819   is   the  only  remaining  brick  structure 

that  exemplifies   the  architecture  of  Boston's   early  eighteenth  century 

wharves.     Similar  to  Bulfinch's    India  Wharf   (demolished  by   1968)   and  the         | 

other  Federal-style  buildings   in  this   district.  Central   Wharf  is  easily 

distinguished  in  McKinley  Square  -   beside  the  monumental    granite  edifices 

in   view. 

Built  by  Ammi   B.   Young  between   1834-47  the  Custom  House  on   the  cor- 

ner of   India  and  State  Streets  was   originally  at  the  water's  edge,  an 

ideal    location   for  its   use.     With   inspiration  from  classical   Greece,   the 

revival    style  was   found  to  be  an  appropriate  architectural   form  to  express 

the  confidence  and  dignity  of  an  emerging  Boston.     As  a   Federally-owned 

building,    it  was   not  bound  by  the  city's   125'    height  restriction,  and,   thus. 

v/hen  the  tower  was   added,  between   1913  and   1915,   it  became  the  first  ■ 

skyscraper  in  Boston. 

The   Grain   and   Flour   Exchanae,   designed   by   Shepley,   Rutan   and   Coolidge 

in   1890-92,   commands   the  area  of  McKinley  Sauare.      Its  rounded  '-lassing 

provides   a  striking  contrast  in   scale,   form  and  character  to  the  other 

brick  and  granite  buildings.  This  structure  is  one  of  the  fine  examples 
of  Romanesque  Revival  architecture  in  the  city  of  Boston. 

Granite  structures  were  the  pride  of  mid-nineteenth  century  Boston. 
The  new  technology  for  transporting  large  blocks  of  granite  catalyzed 
the  change  in  scale  of  commercial  buildings.   Small  brick  warehouses  and 
wharf  buildings  gave  way  to' monumental  blocks  of  granite.   Economy  of 
detail  in  these  buildings  places  greater  e'"'phasis  on  the  massive  form. 
Gran.ite  v/arenouses  v.ere  built  in  great  numbers  from  the  lS20's  to  1860 's 
but  only  a  few  survive  to  reflect  the  Dc:.er   and  orosrerity  of  this 
mercantile  oort. 
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7.  Continued 

Presently,  ground  floor  alterations  and  additional  floors  on  several  units 
exist,  yet  the  original  window  pattern,  brick,  and  general  scale  are  still 
retained. 

The  Custom  House(3)  at  McKinley  Square  is  a  prime  example  of  the  Greek 
Revival  style.  Basically  a  version  of  a  Doric  temole,  the  longitudinal 
axis  is  crossed  by  a  truncated  axis  with  the  crossing  originally  covered 
by  a  saucer  dome.  A  giant  Doric  colonnade  surrounds  the  two  story  granite 
structure  which  is  set  on  a  high  basement.  Under  the  pedimented  gable 
ends,  entrance  is  reached  by  a'flight  of  steps.  The  reposed  templar 
design  was  altered  earlier  in  this  century  when  its  dome  was  removed,  and 
a  16  story  office  tower  was  constructed. 

Opposite  the  Custom  House  is  the  Flour  and  Grain  Exchanae(4),  177 
Milk  Street,  illustrating  the  medieval izing  trend  in  later  Victorian 
architecture.   Its  blunt  rounded  granite  facade  and  steep  conical  roof 
give  the  structure  a  picturesque  silhouette  as  well  as  indicating  its 
massive  volume.  The  fenestration  is  arranged  under  connecting  three  story 
arches  to  emphasize  the  trading  floor.  String  courses  at  each  floor  level 
provide  a  horizontal  emohasis  contrasting  the  vertical  thrust  of  the  win- 
dows which  is  continued  in  the  peaked  dormer  windows,  which  creates  a 
coronet  around  the  roof  cone. 

The  State  Street  Block(5),  177-199  State  Street,  designed  by  Gridley 
J,  F.  Bryant  (1858)  is  a  massive  structure  of  dark  rough-hewn  granite. 
Granite  ornamentation  is  severe  and  limited  to  the  keystones  of  the 
segmental-arched  windows,  plain  string  courses,  and  tine  heavy  bracketed 
cornice.  On  the  McKinley  Sauare  facade,  the  cornice  breaks  into  an  arched 
pediment  under  which  a  decorative  globe  of  the  world  is  mounted.  Although 
the  Block  was  truncated  by  demolition  of  the  majority  of  its  bays  and  some 
roof  and  ground  floor  alterations  have  occurred,  the  monumental  character 
of  the  building  is  preserved. 

The  mixed  commercial  fabric  of  this  district  is  further  enhanced  by 
several  structures  illustrating  later  Victorian  architectural  style. 

Two  rough-hewn  granite-faced  buildings  remain  at  =50  (c.  1860)  and 
109  Broad  Street  (1S70](6).  Both  display  mansard  roo^s  and  string  courses 


between  stories,   f-50  Broad  Street  has  a  more  consciously  decorative  use  of 
granite  in  the  corbelled  cornice,  bracketed  linteis,  and  on  the  ground 
floor,  arched  keystone  window  frames.  ?109  Broad  Street  has  segmental 
arched  windows  still  intact  on  the  upper  floors,  but  around  floor  altera- 
tions obscure  the  original  openings. 

#99  Broad  Street  (IPS'!)  and  the  Pond  Buildino  '185'^U7)  at  =1  Faneuil 
Hall  Square  are  notewortny  examines  of  slab-gram  te  construction.  The 
huge  flat  surfaced  blocks  are  interrupted  only  by  the  trabiated  window 
and  door  oneninas . 
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7.      Continued 

The  Chadwick  Lead  Works  176-184  High  Street(8).  Designed  by  William'G. 
Preston  in  1887  with  a  functional  lead  drop  tower,  it  is  a  leading  example 
of  commercial  architecture  in  Boston  after  the  fire  of  1872.   It  is  a 
brick  structure  v/ith  brownstone  and  terra  cotta  ornamenation,  and  large 
round  headed  arches  containing  pairs  of  vn'ndovys. 

The  Harvard  Club,  22  Batterymarch(9) .  This  handsome  French  Renaissance 
Revival  edifice  was  designed  by  Ball  and  Dabney  in  1893.   It  is  a  brick 
building  with  a  stone  ground  floor  decorated  with  keyed  voussoir  arches 
and  paired  windows  above  outlined  by  a  narrow  stone  molding. 

114  State  Street(lO).  This  cast-iron  commercial  building,  circa  1850, 
vyith  arcaded  fenestration  is  the  only  one  of  its  kind  in  the^  district. 
The  ground  floor  has  been  altered  radically. 
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CUSTOM  HOUSE  TOWER 

GENERAL  DESCRIPTION 

The  subject  property  is  a  unique  and  outstanding  building 
which  has  a  clear  history  widely  reported.   For  the  appraiser  to 
enter  into  a  description  would  be  gratuitous  except  as  such 
description  will  aid  the  reader  in  understanding  the  concepts  of 
reuse  which  have  been  applied  in  this  analysis.   In  that  context, 
the  reader  is  referred  to  the  Notter  Finegold  &  Alexander,  Inc. 
report  concerning  this  property  -  see  TAB. 

It  suffices  to  say  that  the  subject  consists  of  a  slightly 
irregular  parcel  of  land  surrounded  by  public  ways  and  streets 
(State,  Central,  India  Streets  and  McKinley  Square),  which  site, 
all  measurements  being  more  or  less,  contains  a  total  area  of 
about  17,068  SF  as  shown  on  sketches  and  maps  and  as  described  in 
available  deeds  which  follow  immediately  herein. 

The  site  is  improved  with  two  structures,  one  generally 
referred  to  as  the  "temple"  portion  which  was  built  in  1890  and 
consists  of  five  structural  levels,  one  below  grade,  which  has 
beautiful  granite  facades  with  huge  marble  columns  and  magnificent 
steps  leading  to  the  first  level  above  grade  and  has  interior 
finish  which  is  magnificent  and  constitutes  a  three-level  rotunda 
with  a  resonant  colonnade  effect  throughout. 


15 


The  second  or  newer  building,  built  around  1911,  constitutes 
a  27-tower  surmounted  on  the  temple  portion.   It  is  also 
magnificent  in  aspect  and  tapers  to  a  series  of  balconies,  then  a 
clock  tower  and  finally  a  pyramid  roof.   The  interior  finish  in 
the  tower  portion  is  mixed  but  includes  offices  for  the  Federal 
Government  and  a  series  of  mechanical  rooms  including  floors  which 
are  windowless  and  spaces  devoted  to  such  unusual  items  as  the 
crown  of  the  rotunda  dome,  space  for  the  clock  mechanism  on  the 
23rd  floor  and  other  relatively  useless  space  in  terms  of 
function,  but  with  such  interesting  things  as  circular  stairways 
and  the  fascinating  presence  of  a  peregrine  falcon  nest  -  a 
species  being  reintroduced  to  downtown  Boston  in  an  urban  setting 
where,  apparently,  these  birds  of  prey  can  function  as  if  they 
were  living  in  "cliffs". 

Insofar  as  the  proposal  for  the  reuse  of  this  building  is  to 
generally  change  the  interior  except  the  temple,  it  is  unnecessary 
to  go  into  further  descriptions  beyond  that  to  which  the  reader 
has  already  been  referenced. 


( 


Certain  salient  facts  at  this  point  might  assist 
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Item 


Component 


Land  Area 

Gross  Building  Area  (GBA) 

-  "Temple"  (GBA) 

-  Tower  (GBA) 


17,068  SF 

123,150  SF 

56,300  SF 

66,850  SF 


Leasable  Area 

-  Common  Area 


51,450  SF 
4,735  SF 


Elevators 


4  from  street  through  17th  floor 

5  at  18th  floor 

1  from  19th  to  25th  floor 


Stairs 


1  from  sub-basement  to  grade 

2  from  2nd  to  20th  floor 
1  from  21st  to  the  top 
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EXHIBIT  B 

ATTORI'JEY'S  REPORT  OF  TITLE 
Customs  House,  Boston,  Massachusetts 

I,  William  F.  Manley,  Assistant  Regional  Counsel,  Region  1, 
General  Services  Administration,  Boston,  Massachusetts,  hereby 
certify  that  I  have  examinied  the  title  papers  and  site  register 
in  the  possession  of  this  Region  and  find   that  the  United  States 
of  America  is  owner  in  fee  simple  of  the  Customs  House  site  at 
State,  Central,  Commercial  and  India  Streets,  now  known  as 
McKinley  Square,  Boston,  Suffolk  County,  Massachusetts,  under 
the  following  deeds: 

1)  A  parcel  of  land  measuring  1 40  feet  by  75  feet  with  two 
central  rectangular  projections  on  the  easterly  and  westerly 
bounds  measuring  10  feet  by  70  feet  conveyed  by  the  following 
deeds : 

a)  Proprietors  of  Boston  Pier  or  Long  Wharf  to  the 
United  States  of  America,  dated  September  13,  1837, 
and  recorded  in  Suffolk  Deeds  Book  424,  Page  97;  and 

b)  Central  Wharf  and  Wet  Dock  Corporation  to  the  United 
States  of  America,  dated  August  29,  1837,  and  recorded 
in  Suffolk  Deeds  Book  424,  Page  101. 

N.B.  Both  of  the  above  deeds  restrict  construction 
upon  the  70  foot  by  1 0  foot  projections  to  "porticoes 
.  v   and  the  appurtenances  therof." 

■  N.B.B.  By  deed  of  both  the  above  grantors  to  the 
City  of  Boston,  and  recorded  at  Suffolk  Deeds  Book 
424,  Page  99,  the  United  States  is  allowed  to  con- 
struct sidewalks  (with  coal  holes  thereunder)  10 
feet  by  3  feet  on  the  easterly  side  and  northerly 
end  of  the  Customs  House.   Said  deed  recorded  at 
Suffolk  Deeds  Book  424,  Page  99. 

Plan;   A  plan  of  said  Customs  House  site  was  drawn  by  R.H. 
Eddy,  dated  August  26,  1837,  and  is  attached  as  plan  "A" 
hereto. 

2)  Four  strips  of  land  measuring  respectively  (i)92  feet 
by  1 1  feet  surrounding  the  projections  on  the  easterly 
bound;   (ii)  3  feet  around  the  first  strip;  (iii)  92  feet 
by  1 1  feet  surrounding  the  projection  on  the  westerly  bound 
and; (iv)  3'  around  the   third  strip.   The  first  and  third 
strips  are  restricted  in  their  use  to  "steps  and  their 
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appurtenances."   The  second  and  fourth  strips  are  restricted 
to  "sidewalks  for  public  travel."   The  parcels  are  conveyed 
by: 

a)  Deed  of  the  City  of  Boston  to  the  United  States  of 
America,  dated  June  1,    1839,  and  recorded  in  Suffolk 
Deeds  Book  44  5,  Page  161;  and 

b)  Deed  of' the  Proprietors  of  Long  Wharf  and  Central 
Wharf  to  the  United  States  of  America  dated  June 
1,    1839,  and  recorded  in  Suffolk  Deeds  Book  445, 
Page  162,  releasing  restrictions  in  their  above 
said  deed  to  the  City  of  Boston  recorded  at  Book 
424,  Page  99. 

3)   A  71  by  10.25  foot  strip  centered  on  the  westerly  side 
of  the  Customs  House  along  India  Street  "to  be  used  for  steps," 
and  two  9  by  5  foot  parcels  on  the  northerly  and  southerly 
sides  of  the  site  also  "to  be  used  for  steps."   Both  parcels 
are  colored  blue  on  Plan  attached  hereto  and  marked  "B."'  The 
parcels  are  conveyed  by  the  following  deeds: 

a)  Deed  of  the  City  of  Boston  to  the  United  States  of 
America,  dated  July  11,  1863,  and  recorded  in 
Suffolk  Deeds  Book  831,  Page  25;  and 

b)  Deed  of  the  Proprietors  of  Boston  Pier  or  the 
Long  Wharf  and  Central  Wharf  and  Wet  Dock  Corpo- 
ration, dated  July  11,  1863,  and  recorded  with 
Suffolk  Deeds  Book  831,  Page  26,  releasing  restric- 
tion in  their  above  said  deed  recorded  at  Book  424, 
Page  99. 

Note:  vThe  above  said  deeds  are  attached  hereto  with  the  title 
opinion,  dated  July  16,  1909,  of  Frank  E.  Sherry,  Peabody  & 
Stearns,  Boston,  Massachusetts. 

No  other  records  were  found  to  affect  the  title  to  this  property. 

Attached  also  are  notes  to  Plan  B  and  picture  and  historical 
note  of  the  original  Customs  House  completed  on  this  site  in  1847. 


Signed  thisy  day  of  November,  1984. 


Asssitant  Regional  Counsel 
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CUSTOM    HOUSE    TOWER 


Photo  by  R.  Dennis     -     July  1986 


1.     NW  -  View  fron  Atlantic  Ave.    showing 
relationship  to  Central  Artery. 
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CUSTOM  HOUSE  TOWER 


Photo  by  R.  Dennis  -  July  1986 


2.  W  -  Available  view  along  State  Street  -  Old 
State  House  in  far  background. 
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CUSTOM    HOUSE    TOWER 


Photo  by  R.   Dennis     -     July  1986 
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CUSTOM    HOUSE    TOWER 


Photo  by  R.   Dennis     -     July  1986 


4.     N  -  Available  view  from  Central  St.    side 
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CUSTOM    HOUSE    TOWER 


Photo  by  R.   Dennis     -     July  1986 
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CUSTOM    HOUSE    TOWER 


Photo  by  R.   Dennis     -     July  1986 
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CUSTOM    HOUSE    TOWER 


Photo  by  R.   Dennis     -     July  1986 


Southerly  panorama  from  upper  floors  -  new  construction  at  lower  left  is    Rove's/ 
Foster's  Wharf  and  tower  at  center  is  International  Place. 


■    CUSTOM    HOUSE    TOWER 


Photo  by  R.   Dennis     -     July  1986 


9.     Westerly  panoramic  view  from  upper  floors 


i 


CUSTOM   HOUSE    TOWER 


Photos  by  R.   Dennis  -  July  1986 


CUSTOM    HOUSE    TOWER 


Photo  by  R.   Dennis     -     July  1986 
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CUSTOM  HOUSE  TOWER 


Photos  by  R.  Dennis  -  July  1986 


14.  View  of  18th  floor  transition  space  -  main  bank  of  elevators  just  out  of  the 
photograph  to  the  left,  single  elevator  to  upper  floors  at  top  of  stairs  to 
the  right. 
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CUSTOM  HOUSE  TOWER 


Photo  by  R.  Do-inis  -  July  1986 


15.  Circular  staircase  (only  staircase)  from 
25th  floor  -  observation  floor. 
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CUSTOM    HOUSE    TOWER 


Photo  by  R.   Dennis     -     July  1986 


16.     Typical  interior  view  of  floors  26  and 
above  showing  the  only  staircase. 
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CUSTOM  HOUSE  TOWER 

VALUATION  RA.TIONALE 

Before  deveoping  that  academic,  experiential  and  technical 
basis  for  proceeding  with  the  evaluation  of  the  subject  property, 
it  is  important  in  this  particular  case  and  in  the  appraiser's 
judgment  to  reveal  certain  perspectives  which  the  analyst  has 
concluded  and  which  he  deems  to  be  important  in  the  understanding 
of  his  valuation. 

The  appraiser  is  Boston  born  and  bred  and  has  special  reason 
to  love  the  City  and  has  the  same  fond  recollections  of  the  City's 
skyline  when  the  Custom  House  Tower  was  its  lone  skyscraper.   The 
analyst  has  had  the  privileged  opportunity  to  not  only  observe  the 
evolution  of  downtown  Boston,  but  to  have  played  a  peripheral  role 
in  that  evolution  and  development  by  virtue  of  many  appraisal 
assignments  conducted  for  the  BRA  and  a  thirteen-year  stint,  the 
last  two  and  one  half  years  as  Chairman,  on  the  City's  Building 
Department  Board  of  Appeal.   As  an  overall  consequence  he  has  a 
strong  native  son's  loyal  and  emotional  response  to  the 
extraordinary  appealing  development  achievements  of  this  great 
City.   As  an  appraiser/analyst  on  a  particular  piece  of  property, 
in  this  case  the  Custom  House  Tower,  it  is  necessary  to  expunge 
those  emotions  of  his  own  and  to  resist  those  of  others  when 
viewing  the  property  to  be  appraised.   Everybody  loves  the  Custom 
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House  Tower,  everybody  knows  where  it  is,  everybody  loves  where  it 
is,  everybody  loves  to  remember  when  it  was  the  only  skyscraper, 
everybody  likes  the  way  it  looks,  everybody  loves  the  surrounding 
ambience  of  other  delightful  19th  century  buildings  and  ways. 
Nevertheless,  and  without  being  cynical  or  callous,  this  report 
must  look  at  it  as  a  piece  of  real  estate.   If  it  is  to  trade  in 
the  open  market  at  arm's  length  (in  resonance  to  the  mandate  of 
the  tried  and  proven  definition  of  market  value)  then  the  view  of 
the  elements  of  contribution  to  value  must  be  clear-eyed,  fair, 
realistic  and  pragmatic. 

With  some  false  modesty  the  appraiser  is  wont  to  say  that  a 
great  many  people  know  more  about  real  estate  value  than  does  he, 
but  the  principal  component  of  usefulness  which  the  trained, 
experienced,  professional  appraiser  brings  to  any  assignment  is 
objectivity.   It  is  the  Rosetta  stone  by  which  one  can  see  past 
and  through  veils  and  innuendos,  hyperbole  and  rhetoric  to  the 
kernel  of  value,  the  grail  as  it  were. 

For  this  property  in  this  City  and  for  most  observers  such 
an  unsullied  objective  vision  is  not  easy,  nor  for  the  appraiser, 
but  this  preamble  is  the  appraiser's  proclamation  to  the  effect 
that  he  is  conscious  of  the  need  for  such  a  perspective  and  is 
announcing  his  intention  to  adhere  to  such. 
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with  the  foregoing  the  three  tests  available  are  those 
widely  recognized.  Cost,  Market  and  Income  Approaches. 

The  Cost  Approach  is  one  useful  only  in  properties  which  are 
new  or  nearly  new  or  which  are  special  purpose.   Obviously  the 
property  does  not  fall  into  the  first  category  and  the  second 
category  of  special  purpose  has  tended  to  lose  some  significant 
distinction  by  virtue  of  the  conversion  of  properties  like  the 
Lincoln  Wharf  from  a  monstrous  monolithic  electric  generating 
plant  into  residential  condominiums  and  a  similar  conversion  on 
Commercial  Street  of  the  former  Gerard  Freezer  plant.   The 
estimation  of  accrued  depreciation  for  physical,  functional  and 
economic  reasons  would  be  speculative  and  the  Cost  Approach  is  not 
deemed  valid. 

The  Market  Data  Approach  is  considered  in  this  report.   The 
requirement  for  this  approach  is  that  there  be  a  series  of  sales 
which  are  proximate  in  time  and  location  and  which  bear  a 
significant  amount  of  comparability  or  useful  similarity  to  the 
property  being  appraised.   The  appraiser  did  not  expect  to  nor 
did  he  find  such  series  of  sales.   The  market  activities  in  the 
City  of  Boston  for  rehabilitated  older  buildings,  however,  is  of 
some  interest  to  him  because  it  has  a  tendency  to  set  certain 
limits  of  value. 
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The  Income  Approach  provides  the  most  flexibility  in  the 
analysis  of  the  subject  property.   It  makes  it  possible  for  the 
appraiser  to  deal  with  the  varying  conditions  on  various  floors 
both  as  to  size,  vistas,  amenities  and  the  like  and  provides  a 
possibility  to  make  a  functional  comparison  (first-class  office 
space  vis-a-vis  first-class  office  space)  and  to  finally  translate 
all  of  these  by  virtue  of  the  influences  of  capital  money  markets, 
the  quality  of  the  investment  and,  to  the  extent  it  is 
discoverable,  the  influence  on  value  of  the  assets  or  liabilities 
imposed  on  the  subject  property  by  virtue  of  its  historic 
designation  and  landmark  characteristic.   As  to  the  extent  and 
effect  of  these  assets  and  liabilities,  the  reader's  attention  is 
drawn  to  a  copy  of  an  essay  published  in  the  1983  issue  of  "Urban 
Land"  the  monthly  magazine  of  the  Urban  Land  Institute  which 
Institute  is  recognized  as  an  outstanding  organization  dealing  in 
great  analytic  depth  with  the  many  facets  of  real  estate 
development  and  land  use. 
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Developers 

Think 
of  Historic 

Preservation 


Luci  Blackburn 


Although  hislaric  presen'aiuiii  first  appeared  on  a  na- 
tional level  m  the  United  States  in  the  ISdOs  in  an  effort  to 
save  Civil  War  battlefields  and  other  si<^nifcant  sites,  it 
was  not  until  the  National  Historic  Presewation  Act  of 
1966  that  Congress  established  a  natioinride  effort  to  iden- 
tify and  preserve  historic  structures. 

Ten  years  later,  in  the  Tax  Reform  Act  of  1976.  Con- 
gress first  used  the  Internal  Revenue  Code  to  encourage 
private  nwestmenl  in  preserx'ation.  It  then  expanded  the 
historic  preservation  progiani  thrmigh  tin  Historn  Preser- 
vation Act  Amendment  of  19SI),  and  re-vised  and  enhanced 
tax  incentives  for  rehabilitating  old  and  historic  buildings 
as  part  of  the  Economic  Recoi'ert'  Tax  Act  of  1980. 

Soon  after,  the  Adl'lsot^  Council  on  Historic  Presei'va- 
tion  commissioned  the  National  Trust  fin  Historic  Preser- 
vation to  conduct  a  study  on  how  federal  tax  Icnrs—mclud- 
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mg  the  new  25  percent  investment  tax  credit  enacted  m 
1981— affect  efforts  to  presen'e  historic  properties.  The 
Trust's  report.  Federal  Taxation  and  the  Presenation 
of  America's  Heritage,  formed  the  hasus  of  the  Advisory 
Council's  October  1983  report  to  the  President  and  Con- 
gress, entitled  Federal  Tax  Law  and  Historic 
Preservation. 

As  part  of  the  Trust  study,  a  suri'ey  of  dnielopers  was 
undertake72  to  collect  information  on  attitudes  toward  his- 
toric presentation  and  the  existing  system  of  lax  incentives. 
Using  information  partially  supplied  by  the  Urban  Land 
Institute,  the  Trust  compiled  a  list  of  developers  or  persojis 
associated  with  land  development,  including  both  those  in- 
volved in  and  those  not  involved  in  historic  rehabilitation 
projects,  with  a  special  category  for  developers  who  have 
nevei'  been  involved  m  any  type  of  renovation.  Peter  D. 
Hart  Research  As.sociates.  Inc..  a  Washington.  D.C. -based 
research  firm,  conducted  the  suri'ey  through  telephone  in- 
terviews with  a  select  number  of  developers.  The  relrvant 
findings  of  these  intennews  are  the  subject  of  this  article. — 
Editor 


Historic  preservation  has  clearK  grown  in  pop- 
ularity. In  a  recent  survev  of  421  devel- 
opers— conducted  bv  Peter  D.  Hart  Research 
Associates — 61  percent  of  the  respondents  indicated 
that  the  rehabilitation  of  historic  properties  appealed 
to  them  "a  lot,"  and  another  23  percent  said  it  ap- 
pealed to  them  at  least  "a  little."  However,  not  all  de- 
velopers agree.  Some  13  percent  of  the  developers 
surveved  found  historic  preservation  "not  at  all"  ap- 
pealing, and  of  those  who  indicated  the\  had  ne\er 
been  involved  in  rehabilitation  of  anv  sort,  23  per- 
cent found  it  unappealing.  Further  examination  re- 
vealed a  distinct  dichotom\  between  those  actualK 
involved  in  historic  rehabilitation  and  those  not. 

Who  Is  Involved? 

According  to  the  surve\ .  which  identified  207  per- 
sons invoked  in  historic  preservation,  the  majority 
are  private  individuals,  with  average  vearly  incomes 
of  less  than  $100,(100.  The\  develop  fewer  than  fi\e 
projects  a  year,  each  with  an  average  value  of  less 
than  $100,000.  Less  than  25  percent  of  their  projects 
over  the  last  six  \ears  were  in  new  construction.  The 
most  unlikely  candidate,  however,  is  the  large  devel- 
oper who  has  an  average  \earK  income  of  over  SI 
million  and  develops  more  than  five  prc)jects  a  vear 
valued  at  over  SI. 5  million  each.  The  majoritv  of 
those  persons  indicated  that  more  than  75  percent  of 
their  work  over  the  last  six  vears  had  been  in  new 
construction.  .Accord i n gl v ,  70  percent  of  the  respon- 
dents indicated  that  nevv  construction  had  great  ap- 
peal, while  only  30  percent  of  those  who  had  been 
involved  in  historic  rehabilitation  found  new  con- 
struction appealing. 

The  reasons  developers  mosi  often  cited  for  un- 
dertakinsi  historic  rehabilitations  were  related  to  eco- 
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J^^|f ^*-^:^v'l' igure 
^^^^^^:  Respondent  Profile 


All  Respondents 
Involved  in      Not  Involved 
Historic  in  Historic 

Rehabili-  Rehabili- 

tation tation 


Average  yearly  income 

Less  than 

$100,000 

46% 

$  1 00.000-$  1 

million 

16% 

Over  $1  million 

11% 

Number  of  projects  per  year 

Less  than  5                  89Vc 

5-10 

5% 

More  than  10 

6% 

Average  project  size 

Less  than 

$100,000 

44% 

$100,000-51.5 

million 

40% 

Over  $1.5 

million 

8% 

29% 
34% 


43% 

27% 


14% 
35% 

42% 


Source:  .4  Sumey  uj  Alliltuies  Tnwurd  Histaric  Frf\envitiiin.  Peter 
D    Han  Research  Associates,  Inc..  Aui^ust  19H2. 


nomics.  They  noted  that  historic  structures  were 
usuall\  less  expensive  to  acquire,  well  located.  highl\ 
marketable  either  through  sales  or  rentals,  and  gen- 
eralU  profitable.  On  the  other  hand,  more  than  half 
of  the  respondents  ncjted  more  personal  reasons  for 
initiating  projects,  such  as  their  interest  in  the  aes- 
thetic or  historic  value  of  structures,  or  a  desire  to 
preserve  the  overall  historic  nature  of  a  neighbor- 
hood or  community.  A  significant  number  men- 
tioned the  personal  satisfaction  and  the  pride  of 
ownership  the\  derived  fnjm  successfull\  completing 
a  renovation.  Others  found  a  particular  building  or 
structure  personallv  appealing  and/or  located  in  an 
area  ripe  for  development. 

The  single  most  frequentlv  mentioned  reason  for 
undertaking  historic  preservation  projects,  however, 
was  the  25  percent  federal  investment  tax  credit 
available  for  the  substantial  rehabilitation  of  income- 
producing  buildings  either  listed  in  the  National 
Register  of  Historic  Places  or  determined  signifitaiu 
to  a  historic  district.  Fortv-three  percent  of  all  re- 
spondents recently  involved  in  historic  rehabilitation 
indicated  the\  would  not  have  undertaken  the  proj- 
ect without  this  tax  incentive,  though  onlv   12  per- 
cent indicated  it  was  the  most  impon.iiu  factor  in 


their  decision,  and  almost  none  mentioned  it  as  the 
sole  reason  for  undertaking  a  project. 

Survev  respondents  were  also  asked  to  evaluate 
two  other  types  of  tax  options  that  would  permit: 
1)  accelerated  recoverv  of  capital  costs  over  a  15-vear 
period,  or.  2)  a  20  percent  tax  credit  for  substantial 
rehabilitation  of  a  40-year-old  building  as  a  non- 
historic  (noncertified)  structure.  Slightly  less  than 
half  of  all  respondents-60  percent  of  those  involved 
in  historic  rehabilitation  projects-preferred  the  exist- 
ing 25  percent  credit.  However,  onlv  36  percent  of 
those  not  involved  in  historic  rehabilitation  projects 
selected  the  25  percent  credit.  It  might  be  inferred 
from  this  that  the  extra  five  percent  credit  offered 
for  historic  properties  is  not  enough  for  some  devel- 
opers to  warrant  going  through  the  process  of  regis- 
tering their  buildings  as  historic  properties. 

Respondents  were  also  asked  about  their  aware- 
ness of  any  tax  disincentives  for  demolishing  old 
buildings.  Their  responses  indicated  that  current  dis- 
incentives are  not  accomplishing  their  objectives. 
Seventv-eight  percent  of  those  not  involved  in  his- 
toric rehabilitation  were  not  even  aware  of  anv  disin- 
centives for  tearing  down  old  buUdings.  The  less 
than  five  percent  who  were  aware  considered  them  a 
major  infiuence;  but  obviously,  tax  disincentives  as  a 
method  for  encouraging  rehabilitation  need  further 
examination  and  revision. 

Why  They  Are  Not  Involved 

Thirteen  percent  of  the  developers  interviewed 
had  never  been  involved  in  rehabilitation  of  anv 
type,  and  another  51  percent  had  had  no  recent  ex- 
perience with  historic  rehabilitation.  When  those 
who  had  never  been  involved  were  asked  to  explain 
why,  they  expressed  a  definite  lack  of  personal  inter- 
est or  social  commitment  to  historic  preservation. 
Only  18  percent  felt  personal  satisfaction  from  his- 
toric rehabilitation,  and  onlv  23  percent  felt  it  had 
social  value.  More  than  half  of  the  respondents  said 
that  thev  specialized  in  new  construction  and  lacked 


Aesthetic/historic  value 
Tax  incentives 
Physical  structure/location 
Economics/good  investment/ 

marketing 
Personal  satisfaction/pride  of 

ownership/prestige 


All  Respondents 

51% 
40% 
37% 


^ouTLK.  A  Stiri'rs  (ij .\tMwle\  Tiiirnrii  Hi^Ihtu  Fit\fi~,'iiliiiii.  Pelei 
D    Hart  Research  .-Associates.  Inc..  .Am;iist  19S'-'. 
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Accel.  Cost 

257c 

207c 

Recovery 

Credit  Credit 

All  respondents                     227c 

4«7c 

197 

Respondents  in\ol\ed  in 

historic  rehabilitation        157 

607 

157 

Respondents  not  involved 

in  historic  rehabilitation  197 

367 

237 

Source;  .4  Sun'n  tij  AUitude^  Tnward  Hi\l(i}i(  Frcwu'dlnni 

I'eler 

I).  H.irt  Rce.iicli  Assocuies.  Inc..  August  1982. 

the  interest  and/or  expertise  to  rehabilitate  old  struc- 
tures. Some  indicated  that  the  work  and  red  tape  as- 
sociated with  the  rehabilitation  process  were  not 
worth  the  trouble  to  them,  and  others  felt  that  reha- 
bilitation was  too  risk\  because  of  high  costs  and  the 
inability  to  predict  expenditures  accurately. 

Developers  also  cited  lack  of  opportunit\  as  an- 
other major  reason  for  not  undertaking  projects.  In 
some  areas  of  the  countrv.  particularK  western  re- 
gions, respondents  felt  the  number  of  older  struc- 
tures suitable  for  rehabilitation  was  limited,  or  that 
the  market  for  these  buildings  was  poor.  Subsequent 
examination  of  the  geographic  location  of  de\e]- 
opers  invoked  primariK  in  historic  renovations 
showed  onh  se\en  percent  in  the  Pacific  Northwest 
and  the  West. 

Major  Issues 

Those  pre\ ioush  in\ol\ed  in  historic  rehabilitation 
projects  were  highh  satisfied  with  the  overall  results: 
the  projects  generated  civic  pride  and  good  public 
relations,  while  the  developers  benefited  from  tax 
credits  and  profitable  locations.  However,  developers 
of  nonhistoric  rehabilitation  projects,  which  often 
lacked  the  above  advantages,  were  considerabh  less 
satisfied.  Respondents  not  previousU  involved  in  his- 


All 

Lack  of  opportunitv 
Lack  of  interest/expertise 
Uneconomic/ riskv 
Specialize  in  new 

construction/larger  projects 
Too  much  red  tape 

Respondents 

447 
307 
297f 

287 
97 

.Source:  A  Siin-n  I'l  AllUuilr\  Tinrmrl  Hislinu 
D.  Han  Research  .Associaies.  Inc.,  .Auijiisi 

H>r\in'nli(ni.  I'eler 
I9.H2, 

toric  preservation  were  highh  dissatisfied  with  sev- 
eral important  aspects  of  the  rehabilitation  process: 

•  Thirtv-nine  percent  of  all  respondents  (30  percent 
of  those  prev  iouslv  involved  in  historic  preserva- 
tion and  50  percent  of  those  not)  found  financing 
a  problem  of  historic  rehabilitation.  The  options 
available  and  actuallv  used  were  limited.  According 
to  survey  responses,  bank  loans  and  business  part- 
ners were  the  only  two  major  sources  of  financing 
used.  Equitv  svndication.  federal  grants  and  sub- 
sidies. Industrial  Development  Bonds,  and  insur- 
ance company  loans  provided  financing  for  less 
than  20  percent  of  the  users  surveved. 

•  Fiftv-seven  percent  of  the  respondents  disliked  the 
fact  that  thev  could  not  predict  accuratelv  the  costs 
of  historic  rehabilitation.  The  potential  for  cost 
overruns  and  the  resulting  uncertaintv  contribute 
to  the  difficultv  in  obtaining  financing. 

•  The  bureaucratic  delavs  involved  in  the  required 
certification  process,  and  the  restraints  of  the  cer- 
tification requirements  themselves  have  caused  se- 
rious problems  in  the  past.  Respondents  cited  as 
drawbacks  the  ctjuntless  public  agencies  one  has  to 
deal  with,  and  their  lack  of  knowledge  and  slow- 
ness. Further,  a  significant  number  of  respondents 
considered  as  major  obstacles  to  development  two 
provisions  under  the  Economic  Recoverv  Tax  Act 
of  1981.  These  must  be  met  before  a  rehabilitated 
building  can  become  eligible  for  tax  credits.  First, 
nearly  one-third  of  the  developers  saw  a  major 
problem  in  the  substantial  minimum  expenditure 
requirement,  which  states  that  rehabilitation  ex- 
penses must  exceed  the  taxpayer's  adjusted  cost 
basis  in  the  building.  Another  third  felt  that  this 
was  at  least  a  minor  problem.  Second,  almost  half 
of  the  respondents  felt  the  provision  requiring  that 
75  percent  or  more  of  the  exterior  walls  be  re- 
tained as  exterior  walls  in  the  renovation  projects 
created  a  problem. 

•  The  inherent  problems  developers  encounter 
when  the)  work  with  older  buildings  were  other 
disadvantages  mentioned  by  survey  respondents. 
Fiftv  percent  were  dissatisfied  with  the  lengthv 
time  schedule  and  difficulties  of  construction.  Lack 
of  appropriate  materials,  inaccurate  fioor  plans, 
unexpected  structural  problems,  difficulties  with 
energy  efficiency,  trouble  meeting  building  and 
historical  codes,  and  the  lack  of  qualified  craftsmen 
were  a  few  specific  problems  noted. 

These  problems  must  be  addressed  in  order  to  en- 
courage the  restoration  of  historic  buildings.  The 
availabilitv  and  promotion  of  information  useful  to 
developers  have  obv  iouslv  been  limited.  Lists  of  ex- 
perts and  specialized  craftsmen  to  help  in  estimating 
costs  or  locating  sources  of  financing  are  helpful,  as 
is  assistance  in  dealing  with  bureaucratic  require- 
ments and  in  taking  advantage  of  the  favorable  tax 
incentives.  Historic  preservation  organizations  can 
plav  an  important  role  in  disseminating  information. 
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Developers  Discuss  Historic 
Preservation 


Many  L'LI  members  have  hern  in- 
volved m  historic  rehabilitatum  proj- 
ects throughout  the  United  States.  To 
supplement  this  month's  article  on 
"What  Developers  Think  of  Historic 
Preservation,"  Urban  Land  con- 
tacted five  ULI  members  involved  in 
hiMuuc  preservation  to  solicit  their 
opinions.  The  questions  they  were 
asked  to  consider  were:  Why  are  large 
developers  reluctant  to  get  invohed  m 
historic  rehabilitation  projects}  What 
are  the  problems?  Have  federal  tax  in- 
centives encouraged  rehabilitation? 
The  Jollowing  are  their  comnienU. — 
Editor 


Dana  H.  Crawford,  managing 
general  partner.  Larimer  Square 
Associates,  Denver,  Colorado. 

There  seem  lo  be  two  major 
reasons  wh\  large  developers 
don't  want  to  get  involved  in  his- 
toric preservation. 

First,  most  developers  don't 
want  governmental  interference. 
The  strict  regulations  on  the  ren- 
ovation of  historically  certified 
properties  and  the  bureaucratic 
paperwork  involved  make  historic 
presersation  less  appealing  to 
companies  with  other  profitable 
options.  Second,  large  developers 

tare  geaied  up  for  large-scale  de- 
velopment. The\  don't  want  to  be 
involved  in  small  projects.  To  do 
historic  preservation  on  a  large 
scale  requires  considerable  land 
I  assemblage  because  most  struc- 

*  tuies  are  small  and  indi\ iduallv 

«l  ^    owned.  .•\nd  in  general.  de\el- 
W    opers  prefer  to  sta\  awa\  from 
assemblage. 


The  tax  benefits  of  historic  re- 
habilitation are  attractive  to  devel- 
opers, but  most  feel  a  project 
should  stand  on  its  own  without 
tax  credits.  Old  buildings  are  well 
liked  bv  the  public  and  are  good 
income  generators.  A  few  renova- 
tions can  turn  an  entire  declining 
area  around,  creating  more  op- 
portunities for  development. 
However,  many  developers  feel 
something  new  ultimately  gener- 
ates more  income  than  a 
rehabilitation. 

.\s  far  as  attracting  more  large 
developers  to  historic  preserva- 
tion, 1  personall)  feel  it's  great 


The  tax  benefits  of 
historic  rehabilitation 
are  attractive  to 
developers,  but  most 
feel  a  project  should 
stand  on  its  own 
without  tax  credits. 


that  small  developers  are  the  ma- 
jor source  behind  rehabilitations. 
Without  it  thev  might  be  .squeezed 
out  of  the  development  market 
completelv. 

Wayne  Ratkovich,  president. 
Ratkovich-Bowers.  Inc.. 
Los  Angeles.  California. 

A.  great  man\  historic  preserva- 
tion projects  ha\e  been  done  on  a 
small  scale  by  individuals  like  ar- 
chitects, designers,  accountants — 


not  professional  developers.  De- 
velopers tend  to  have  established 
patterns.  They  specialize  in  a  par- 
ticular product  and  don't  like  to 
break  these  patterns.  This  does 
make  good  business  sense.  But  be- 
cause of  this  thev  mav  choose  not 
to  become  involved  in  historic  re- 
habilitation projects. 

Historic  rehabilitation  is  full  of 
surprises.  It's  very  management 
intensive.  You're  not  dealing  with 
a  clean  piece  of  paper  as  vou  are 
when  beginning  a  new  construc- 
tion project.  Unpredictability  of 
costs  is  a  clear  characteristic,  but 
after  doing  a  few  projects,  we've 
learned  to  investigate  thoroughlv 
before  starting.  We  use  intuition 
and  allow  for  a  \er\  big  con- 
tingencv  fund.  Other  problems 
like  the  red  tape,  paperwork,  and 
government  regulations  involved 
with  certified  properties  are  also 
drawbacks,  but  thev  can  be  dealt 
with.  .Actually,  you  hear  all  about 
these  problems,  but  most  com- 
plaints come  from  those  devel- 
opers who  haxen't  tried 
rehabilitation. 

Our  compan\  was  invoked  in 
historic  rehabilitation  before  the 
tax  ciedit  was  available,  so  that 
was  not  our  reason  for  undertak- 
ing these  projects.  We  have  alwavs 
felt  that  there  was  a  good  market 
for  rehabilitated  properties  and 
that,  though  the  tax  credit  is  im- 
portant, historic  rehabilitation  is 
still  profitable  on  its  own.  The  tax 
credit  is.  though,  particularh  at- 
tractive to  mdniduals  who  are  in- 
terested in  svndicaiion. 

There  ma\  be  a  lack  of  aware- 
ness of  the  existing  opportunities 
and  profitabilit\  in  historic  reha- 
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bilitation.  But  if  we  continue  to 
demonstrate  to  the  de\eiopnient 
world  the  success  of  these  proj- 
ects, more  dexeiopers  ma\  be- 
come invohed  in  the  tutme. 

Glenn  W.  Buzzard,  vice  presi- 
dent-real estate.  Northwestern 
Mutual  Life  Insurance  Company, 
Milwaukee,  Wisconsin. 

Now,  as  in  the  past,  it  is  mcjre 
difficult  to  arrange  financing  for 
rehabilitation  than  for  a  new  con- 
struction project,  because  lenders 
ha%e  more  confidence  in  cost  pro- 
jections for  new  construction.  Un- 
known costs  that  spring  up  in  the 
middle  of  rehabilitation  work  are 
the  major  problem  in  accurately 
projecting  costs.  L'nfortunateh , 
you  don't  really  know  what  you're 
up  against  until  vou  start  working, 
but  in  general,  rehabilitation  proj- 
ects alwavs  cost  more  than  you 
think.  Of  course,  a  certain  amount 
of  specialized  expertise  in  historic 
preser\ation  helps,  but  the  attual 
level  of  expertise  needed  is  no  dif- 
ferent from  the  le\el  needed  for 
other  forms  of  development. 

Our  company  has  been  in\()l\ed 
in  historic  preservation  because 
we've  found  good  buildings  in 
good  locations.  It's  possible  that 
someone  in  our  management  has 
a  personal  interest  in  rehabilitat- 
ing historic  properties,  but  for  the 
most  part,  decisions  have  been 
based  on  the  economics  of  the 
project.  It's  been  more  economical 
to  renovate  than  to  rebuild.  This 
was  true  even  before  the  advent  of 
the  federal  tax  incentives,  and  we 
still  judge  a  project  on  its  own 
merit. 

I  believe  developers  are  well 
aware  of  the  potential  of  historic 
rehabilitation,  and  ihev  certainlv 
know  all  about  the  tax  credits. 
However,  some  of  the  large  devel- 
opers may  not  get  involved  be- 
cause manv  historic  renovation 
projects  are  so  small  that  for  the 
same  expense  a  developer  can  do 
a  new  project,  probablv  with 
fewer  problems.  However,  as 
more  successful  projects  come  to 
the  forefront,  moie  interest 
should  develop. 


Arthur  P.  Ziegler,  president, 
Cranston  Development  Corpora- 
tion, Pittsburgh,  Pennsylvania. 

I  don't  necessarily  believe  it's 
true  that  mostlv  small  developers 
are  involved  in  historic  preserva- 
tion. But  it's  true  there  aren't  that 
many  large-scale  complexes  avail- 
able for  rehabilitation.  Developers 
who  do  get  involved  in  the  reuse 
process  do  so  for  two  reasons: 
thev  like  old  buildings,  or  they  like 
the  25  percent  investment  tax 
credit.  In  the  end,  though,  vou  re- 
alK  have  to  like  or  feel  for  historic 
preservation  to  want  to  carrv  on. 


Historic  rehabilitation 
also  requires  that  the 
intensity  of 
commitment  be  high. 


There's  been  lots  of  interest  in 
historic  rehabilitation  due  to  the 
tax  credit,  and  without  it  a  lot  of 
the  interest  would  vanish.  In 
manv  cases,  though,  developers 
think  the  ta.\  credit  is  a  bonus  or 
icing  on  the  cake.  It  isn't  true.  On 
the  bottom  line,  vou  won't  make 
extra  monev  with  the  tax  credit. 
Its  purpose  is  to  try  to  compensate 
you  for  the  expense  of  the  renova- 
tion. You  need  it  to  break  even. 

The  regulations  on  how  vou  can 
develop  are  so  strict  when  you  use 
the  25  percent  credit  that  it's  al- 
most an  impediment  to  develop- 
ment. Thev  make  it  difficult  to 
create  a  modern  building  that  the 
public  demands,  for  example, 
you  can't  make  windows  smaller 
or  lower,  and  restrictions  on  hall- 
wa\s  and  doorwavs  limit  tenants" 
floor  areas  and  increase  common 
areas.  Ultimately  you  have  to 
charge  a  lower  rent. 

With  new  construction  there  are 
no  surprises,  while  you  just  can't 
predict  with  old  construction.  In  a 
project  in  Richmond,  V^irginia,  we 
found  v\e  couldn't  run  a  straight 
chase  through  the  building,  and 
in  Louisville,  Kentucky,  we  found 
some  of  the  ribbing  running  the 


wrong  way.  .^fter  doing  one  proj- 
ect, developers  see  the  problems 
involved,  and  manv  won't  do 
another. 

In  the  end,  I'm  not  sure  you 
can  e\  er  be  fully  compensated  for 
the  problems  of  historic  rehabili- 
tation. .Another  five  percent  tax 
credit  would  help  a  lot.  Right  now 
the  25  percent  is  too  close  to  the 
20  percent  credit  for  noncertified 
rehabilitation. 


Brad  Griffith,  executive  vice 
president,  Leggatt  McCall  &: 
Werner,  Inc..  Boston, 
Massachusetts. 

T\  pically,  historic  preservation 
projects  are  not  large  in  scale;  in 
Boston  thev  range  between  $1 
and  S5  million.  For  developers 
who  do  a  lot  of  work,  S5  million  is 
generally  the  smallest-size  project 
they  will  consider.  Historic  reha- 
bilitation also  recjuires  that  the  in- 
tensity of  commitment  be  high. 
The  manv  problems  encountered 
in  a  rehabilitation  means  some- 
body in  the  companv  has  to  be  in- 
terested in  historic  preservation  to 
keep  doing  it. 

The  fear  of  predicting  construc- 
tion costs  and  time  is  a  major 
drawback.  It's  verv  tough  to  pre- 
dict costs  in  rehabilitation,  and  es- 
pecially with  historic  properties. 
But  the  more  projects  vou  do,  the 
easier  it  becomes.  \'ou  have  to 
build  on  experience.  Though  it's 
been  mentioned  that  there  is  also 
a  problem  securing  financing  for 
rehabilitation  projects,  at  least  in 
Boston  financing  is  not  particu- 
larly hard  to  get. 

For  our  companv  the  25  per- 
cent investment  tax  credit  is  an 
added  extra.  .A  development  deal 
must  fly  on  its  own.  before  the  tax 
credit,  to  be  considered.  .And  the 
benefits  of  historic  renovation  are 
generally  good  enough  bv  them- 
selves for  us  to  get  involved.  More 
tax  credits  aren't  what's  needed  to 
attract  incjre  developers.  I  guess 
education  is  the  most  important 
factor.  .As  time  goes  bv  and  aware- 
ness increases,  so  will 
involvement.  ■ 


[IIMJra  Qiiimi)/N..vember  83      13 


i 


54 


CUSTOM  HOUSE  TOWER 


SPECIAL  APPRAISAL  DISCLAIMER 

Following  immediately  herein  are  pages  setting  forth  certain 
"Instructions  for  Appraisers"  by  which  the  analyst  is  absolutely 
guided.   Those  instructions,  however,  contain  certain  references 
or  mandates  which  need  some  modification  or  explanation  as 
follows : 

Allowable  Uses 

4.  This  is  a  requirement  which  quite  obviously  will  be 

determined  after  the  appraisal  is  completed. 
Consequently,  the  appraiser  cannot  estimate  the  costs  of 
this  complimentary  work  to  public  land  in  the  vicinity 
of  the  Tower.   Whatever  the  work  is  and  the  cost  of  it 
will  more  likely  become  a  part  of  the  developer 
selection  process  rather  than  the  evaluation  of  the 
subject  property. 

Historic  Rehabilitation  Stand 

5.  Copies  of  each  of  these  governing  "standards"  can  be 

found  at  addendum  with  the  Boston  criteria  still  in 
draft  form. 

Public  Health  and  Safety  Guidelines 

6.  A  sprinkler  system  is  already  installed  and  masking  or 

relocating  it  will  be  considered  by  the  appraiser. 

8.   This  is  an  item  which  necessarily  comes  after  the 

completion  of  the  assignment.   The  appraiser  is  not 
charged  with  nor  does  he  have  the  expertise  for 
specifying,  "other  public  health  and  safety  measures" 
which  specifications  will  also  become  a  part  of  the 
developer  selection  process. 
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Urban  Design  Guidelines 

9  and  10.   It  is  the  appraiser's  understanding  that  the 
Boston  Edison  Company  intends  to  make  a  community 
benefit  contribution  of  the  repair  of  the  clock  and  the 
installation  of  appropriate  illumination  of  the 
building,  all  as  a  public  relations  effort. 

11.   Another  item  which  must  follow  the  conclusion  of  the 
appraisal  report  and  be  dealt  with  in  either  the 
acquisition  or  the  developer  designation  processes. 

Because  of  time  constraints  and  the  scope  of  the  assignment 

it  was  necessary  for  the  appraiser  to  make  certain  assumptions. 

One  of  the  most  important  of  these  is  to  the  effect  that  all 

persons  having  an  interest  and  jurisdiction  in  this  matter  in  the 

entire  chain  from  GSA  through  to  a  selected  developer  will  wish  to 

see  the  project  go  forward.   Consequently,  all  necessary  zoning 

and  building  law  relief,  except  that  bordering  on  sheer 

unacceptable  health  and  safety  standards,  will  be  granted.   This 

is  especially  important  in  consideration  of  the  egress  system 

which,  because  the  subject  property  is  really  two  buildings,  has 

serious  aberrations  in  the  lower  reaches  of  the  structure  within 

the  original  building  layout  of  the  Greek  temple  section  -  see 

plans . 
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iNSfRucrror^s  for  appraisers 


The  appraiser  is  requested  t-o  appraise  the  value  of  trie  Cust-o.ii 
House  property  located  at  McKialey  Square  in  downtown  Boston.   In 
assessing  the  property's  fair  market  value,  the  appraiser  is 
instructed  to  consider  that  the  e<i3ting  buildings  must  be 
retained  and  redeveloped.   Ho    demolition  of  the  existing  structure 
will  oe  allowed.   The  appraiser  is  further  instructed  that  future 
use  of  the  property  shall  be  governed  by  the  following  use, 
rehabilitation,  safety,  and  design  guidelines: 

Allowable  Uses 


The  original  Custom  House  at  the  base  of  the  tower  snail 

be  maintained  as  a  public  space  with  cultural  or  other 

non-commercial  activ'ities  which  are  for  the  use  of  "■.  ne 
general  public. 


The  observation 
public  access. 


deck  shall  be  made 


ailable  for  limi*-eJ 


3.  The  tower  space  may  be  put  to  use  fo.-"  office,  residential, 
or  hotel  use.  However,  no  portions  if  the  buildings  snalL 
be  sold  for  condominium  ownership. 

4.  Complementary  to  the  Custom  House,  public  land  in  the 
immediate  vicinity  of  the  fjwer  shall  oe  improved  by  tne 
developer  to  increase  use  of  the  area  by  pedestrians, 
rather  than  solely  for  parking. 

Historic  Renabilitation  Standards 


The  building  shall  be  rehaoilitated  to  historic  landmark 
standards  to  be  incorporated  in  the  an'-icipated  landmark 
designation  for  this  property.   Such  standards  shall 
include:   (1)  the  Secretary  of  the  I-i^erior's  "Standards 
for  Rehabilitation  and  Guidelines  for  Rehaoilitating 
Historic  Builiings",  (2)  the  3oston  landmarks  Commission' 
General  Staniariis  and  Criteria,  and  (3)  specific  standari: 
and  criteria  for  the  Custom  House  to  be  establisned  by  •■:•■• 
3oston  Landmarks  Commission. 


Public  Health  and  Safjty G  u  i  d  e  1  i  n  e  s 

6.  Installati.(3n  of  a  sprinkler  system  3:.all  be  required 
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7.  Facilities  to  ir^prove  handicapped  access  snail  oe  requirei 

8.  Other  public  health  and  safety  measures  may  be  specified 
after  a  survey  of  the  building. 

Urban  Design  Guidelines 

9.  The  clock  shall  oe  repaired  and  rnaintained. 

10.  The  building  shall  be  appropriately  illuminated, 

11.  Site  area  improvements  shall  oe  required.   Specific 
guidelines  will  be  developed  by  the  Boston  Redevelopmenr 
Authority. 


Attachment, 


Secretary  of  tiie  Interior's  "Srandards  for 

Rehaoilitation  and  Guidelines  for  Rehaoilita*-.  ing 

Historic  Buildings" 

Boston  Landmarks  Commission's  "General  Standards 

and  Criteria" 

Boston  Landmarks  Commission'  ~  draft  "Specific 

Standards  and  Criteria" 
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CUSTOM  HOUSE  TOWER 

MARKET  DATA  ANALYSIS 

The  appraiser  is  generally  familiar  enough  with  the 
activities  in  downtown  Boston  as  to  office  buildings  to  suggest  a 
prejudgment  as  to  the  applicability  of  this  Market  Data  Approach. 
The  Approach  is  grounded  in  the  Direct  Sales  Comparison  Technique 
which  has  a  requirement  that  there  be  a  series  of  sales  which  are 
comparable  or  at  least  usefully  similar  and  that  such  a  series  be 
proximate  in  time  and  location.   That  criteria  cannot  be  met  in 
the  case  of  the  subject.   It  is  literally  incomparable  although 
the  appraiser  is  advised  that  a  building  in  Denver  and  another  in 
New  York  very  much  resemble  this  structure.   Obviously  those 
properties  would  fail  in  the  comparison  by  virtue  of  locational 
differences . 

Nevertheless,  the  appraiser  felt  constrained  to  at  least 
report  several  recent  sales  which  serve  as  guides  towards  certain 
limits  of  value,  i.e.,  price  for  a  "shell",  price  paid  for  a 
rehabilitated  old  structure  and,  interestingly  enough,  the  price 
paid  for  the  same  type  of  building  before  it  had  been  refurbished, 
In  any  event  when  the  data  is  taken  together  it  establishes  a 
range  of  value  against  which  the  final  conclusion  of  value 
arrived  at  by  another  test  in  this  report  can  be  gauged  as  to  its 
conformity  with  the  general  market  parameters  as  established  by 
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sophisticated  buyers  and  sellers  who  are  active  investors  in  the 
office  market  in  downtown  Boston  especially  older  buildings. 

Documentation  concerning  the  sales  utilized  can  be  found 
later  in  this  report  but  at  this  point  a  statement  of  salient 
facts  might  assist  the  reader. 


Sale 
No.        Location 

1.  83-85  State  St. 

2.  161-175  Devonshire  St. 

3.  100  Franklin  St. 

4.  65-71  Franklin  St. 

5.  197-199  State  St. 

6.  181-183  State  St. 


Date 

Area/SF 
GBA* 

4/86 

9,500 

12/85 

59,000 

12/85 

98,839 

6/85 

24,000 

1/85 

16,250 

1/84 

21,700 

Price 

$/Ibtal  /  $/PSF 

$  2,000,000  /  $211.00 

14,500,000  /  245.76 

15,000,000  /  155.00 

2,500,000  /  104.00 

2,400,000  /  147.69 

3,200,000  /  147.46 


The  raw  range  of  indicators  in  these  sales  is  from  $100.00 
PSF  to  $246.00  PSF  plus  or  minus.   It  should  be  noted  that  the  low 
end  of  the  range  is  for  a  shell  while  the  upper  end  of  the  range 
is  for  a  building  which  has  extraordinary  architectural  touches. 
Instructive  in  these  sales  are  #5  and  #6  insofar  as  they  have  the 
same  location,  are  of  the  same  construction  and  general  size  but 
one,  Sale  #5,  was  in  an  old  unfinished  state  and  is  now  being 
rehabilitated  while  Sale  #6  is  a  sale,  one  year  earlier,  but  of  a 
property  that  was  refurbished.   The  appraiser  is  interested  to 
note  that  the  unit  price  is  almost  exactly  the  same,  i.e.,  $147.69 
and  $147.46.   From  this  relationship  of  these  two  properties  it 
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may  be  concluded  that  the  market  was  moving  rapidly  wherein  an 
unrehabil itated  building  sold  for  the  same  unit  as  a  rehabilitated 
building  after  only  the  expiration  of  one  year.   Further,  the 
mortgage  data  relating  to  Sale  #5  suggests  that  the  rehabilitation 
costs  may  be  in  the  order  of  a  million  dollars  which  equals  about 
$68.00  PSF.   Sales  #5  and  #6  are  also  useful  because  the 
appraiser  was  able  to  glean  important  rental  and  operating  expense 
information  from  these  properties. 

The  assignment  for  the  Custom  House  Tower  carries  with  it  a 
requirement  to  estimate  the  value  contribution  only  of  those 
portions  which  are  going  to  be  rentable.   When  that  exercise  was 
completed  (see  Income  Analysis),  the  resultant  final  rehabilitated 
answer  represents  $210.46  ($10,828,161  divided  by  51,450  SF),  a 
unit  which,  in  the  appraiser's  judgment,  is  clearly  validated  by 
the  thrust  if  not  the  specifics  of  this  general  market  data. 

To  the  extent  it  may  assist  the  reader  the  following 
mathematical  relationships  of  value  and  areas  apply: 

Total  Future  Value/$10 , 828 , 161 
$/PSF  GBA  (123,150  SF)  =  $88.00+  PSF 
PSF  Leaseable  (51,450  SF)  =  $210.46  PSF 

Net  Present  Value/$4 , 000 , 000 
$/PSF  GBA  (123,150  SF)  =  $32.50+  PSF 

PSF  Leasable  (51,450  SF)  =  $77.75  PSF 


4 


51 


PRIME  INTEREST  RATES 
First  National  Bank  of  Boston  (Bank  of  Boston) 


01/08/51 
12/19/51 
04/28/53 

2. 
3. 
3. 

50 
00 
25 

03/18/54 
08/04/55 
04/13/56 

3. 

3. 
3. 

00 
25 

75 

08/07/57 
01/27/58 
05/18/59 

4. 
4. 
4. 

50 
00 
50 

08/24/60 
12/06/65 
03/10/66 

4. 
5. 
5. 

50 
00 
50 

01/27/67 
04/22/68 
01/07/69 

5 
6. 

7 

75 
50 
00 

03/26/70 
01/07/71 
01/19/72 

8. 
6 

4 

00 
50 
75 

02/27/63 
06/22/73 
02/01/74 
06/26/74 

6 

7 
9 

11 

25 

75 

50 

.75 

01/13/75 
01/12/76 
06/07/76 

10. 
7. 
7. 

25 
00 
25 

05/17/77 
01/10/78 
06/30/78 

6. 
8. 
9. 

50 
00 
00 

06/19/79 
02/20/80 
06/05/80 

11. 
15. 
13. 

50 
75 
00 

01/02/81 
06/03/81 
01/  /82 

20. 
20. 
15. 

50 
00 
75 

06/   /82 
01/01/83 
01/01/84 

16. 
11. 
11. 

50 
50 
.0  0 

01/01/85 
01/01/86 
07/01/86 

10. 
9. 
8 

75 

50 

.50 

as  of  July  25,  1986 
8.00 
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CUSTOM  HOUSE  TOWER 


INCOME  APPROACH/DATA  ANALYSIS 

Because  the  appraisal  is  dealing  with  a  property  where  there 
is  no  useful  actual  experience,  it  is  necessary  to  go  into  the 
market  to  discover  what  are  the  reasonable  parameters  for  the 
assignment  and  imputation  of  certain  income  levels,  typical  lease 
and  occupancy  terms,  operating  expenses  both  as  to  responsibility, 
kind  and  costs,  information  relating  to  the  preparation  of  space 
for  tenant  occupancy  (tenant  fit-up)  and  related  matters  having  to 
do  with  basic  structural  rehabilitation/restoration/renovation 
both  as  to  kind  and  degree  as  well  as  cost.   In  developing  these 
parameters  for  the  subject,  the  appraiser  asserts  that  the  most 
instructive  way  so  to  do  is  to  look  at  other  projects  and  see  the 
magnitude  and  relationship  of  all  of  these  matters  within  a 
cohesive  experience.   Consequently,  the  appraiser  selected  a 
series  of  properties  where  this  kind  of  information  could  be 
gleaned,  having  in  mind  that  income  and  expense  information  and 
arrangements  and  lease  terms  among  parties  is  the  most  sensitive 
type  of  material  and  the  most  difficult  to  gather.   Nevertheless, 
the  buildings  selected  are  deemed  to  be  totally  representative  of 
the  kind  of  competitive  space  with  which  the  subject  must  deal. 
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In  this  sense  the  competition  is  selected  so  as  to  include  new 
construction  and  space  as  well  as  moderately  old  construction  and 
space  as  well  as  very  old  space  converted  for  modern  use. 
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200  STATE  STREET 

This  represents  the  most  modern  of  competitive  market  space 
and  is  immediately  adjacent  to  the  subject  therefore  bearing  all 
the  same  locational  attributes  and  liabilities  which  allows  for 
the  appraiser  to  draw  more  or  less  directly  from  the  implications 
of  the  information.   At  the  time  of  the  appraisal,  July  1986,  this 
property  was  just  structurally  completed  and  in  the  mid  stages  of 
final  rent  up.   Even  as  the  appraiser  did  his  research  a 
45,000-SF  user  had  been  found  by  the  developer  and  would  shortly 
come  under  contract.   The  data  in  this  building  is  useful  because 
of  the  strong  influence  on  the  whole  development  brought  to  bear 
by  the  BRA  insofar  as  it  was  one  of  its  development  parcels. 
Consequently,  the  treatment  of  ambient  space  and  the  interface  of 
this  property  with  others  nearby  was  all  carefully  designed, 
planned  and  controlled  and  even  the  introduction  of  museum  space 
was  mandated  subject  to  certain  conditions  having  to  do  with 
achievable  rent  and  whereby  the  ground  lessee  could  bring  the 
space  planned  to  be  a  museum  into  regular  commercial  occupancy. 

This  property's  basic  construction  is  such  that  many  of  the 
perquisites  of  first-class  office  are  included  in  the  base  area 
set-up.   As  a  result  the  fit-up  costs  for  specific  tenant 
occupancy,  while  relatively  high,  are  still  acceptable  for  new 
first-class  well-located  modern  office  space.   The  building  has  a 
level  of  parking  with  125  cars  and  the  presence  and  availability 
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of  that  parking  is  of  critical  importance  to  all  of  the  tenants 
who  have  negotiated.   Without  it,  it  is  likely  that  the  whole 
occupancy  structure  and  rental  base  would  have  to  be  significantly 
modified.   The  number  of  spaces  is  limited  to  one  space  to  each 
tenant  per  4,000-SF  of  occupancy  -  the  parking  spaces  are  charged 
in  addition  to  rent  but  the  availability  of  space  is  based  on  the 
amount  of  square  feet  occupied.   Upper  floors  have  enviable  vistas 
and  views  and  those  matters  are  taken  into  account  when 
considering  the  rental  structure  in  this  building  and  how  that 
data  can  be  applied  to  the  subject. 

The  largest  tenant  occupies  three  floors  of  about  66,000  SF 
where  the  smallest  occupies  1,600  SF. 

This  is  a  building  in  which  full  services  are  rendered  for 
the  rent  except  electricity  and  those  services  include  24-hour 
security  and  office  cleaning,  etc.  based  on  first-class  occupancy. 
In  the  lease  structure  the  stop  for  taxes  and  operating  expenses 
is  $7.00  with  an  estimate  for  taxes,  not  yet  fully  determined 
because  of  the  new  construction,  at  $3.50. 

In  this  property  lease  terms  are  mostly  five  and  ten  years 
with  some  at  twenty  and  occasionally  one  at  three.  In  the  ten- 
year  leases  there  is  a  "kicker"  which  increases  the  rent  using  a 
formula  drawing  on  the  net  base  rent  (gross  rent  less  the  $7.00 
stop)  times  a  factor  of  1.25.  The  rents  are  also  based  on  a 
generous  New  York  style  of  measuring  leaseable  area  a  factor  of 
1.11. 
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The  following  are  salient  facts  concerning  this  building  and 

the  data  deemed  useful  in  this  analysis: 

Component  Increment 

Total  Building  Area    296,000  SF  office/60,000  SF  retail 
Typical  Floor  Area     21,358  SF  rentable 
Rental  Range  $/PSF     $33  -  $41  ' 

Expense  Stop  $7.00  j 

Typical  Fit-up        $25.00  [ 
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183  STATE  STREET 
This  is  a  property  which  is  utilized  because  it  represents 
the  oldest  of  rehabilitated  property  in  this  section  of  the  City. 
It  also  represents  property  on  which  there  is  a  very  small 
footprint  and  therefore  very  limited  rental  areas.   This  is  one  of 
several  buildings  in  the  famous  State  Street  block  and  it  was  the 
subject  of  a  sale  recently  which  sale  is  recorded  elsewhere  in 
this  report,  but  the  price  of  which  was  $3,200,000  which 
represents  $146.  PSF  of  Gross  Building  Area  (GBA).   At  the  time  of 
the  sale  the  building  had  been  rehabilitated  by  the  former  owner, 
Hamilton  Realty/Harold  Brown,  a  well-known  sophisticated  highly 
visible  commercial  developer  in  Boston.   The  buyer  considers  the 
finish  to  be  Class  B,  but  in  good  condition  and  the  new  owner  has 
negotiated  new  rentals  for  this  space  which  negotiations  are 
guidance  for  the  appraiser.   It  is  an  elevatored  building,  but  it 
does  not  have  vistas  and  views  of  any  significance  except  in  an 
oblique  sense  from  the  upper  floors.   Nevertheless  for  reasons 
having  to  do  with  noise,  dirt  and  such  views  are  available,  the 
rental  ranges  trend  upward  as  one  considers  space  higher  up  in  the 
building.   The  new  owners  of  this  property  have  not  owned  it  for  a 
sufficient  period  of  time  to  be  certain  of  the  operating  expenses, 
but  guidance  in  this  matter  is  drawn  from  the  other  building  owned 
by  this  same  party  and  in  this  same  block  -  see  199  State  Street 
below.   Rentals  in  this  building 
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are  what  as  known  as  "base  year  taxes"  which  means  that  few 

services  are  delivered  within  the  structure  of  the  rent  except 
taxes  for  the  base  year  of  the  lease.   Nevertheless,  minimum 
cleaning  including  windows  and  ordinary  care  of  the  common  areas 
and  the  lighting  thereof  etc.  are  within  the  rent  with  security 
and  other  occupancy  supports  of  that  nature  being  at  a  minimum. 
The  services  rendered  in  this  building  are  not  consistent  with 
those  expected  in  first-class  prestigious  office  space.   The 
rental  range  of  the  space  in  this  building  was  confirmed  when  the 
appraiser  learned  of  rent  at  187  State  Street  negotiated  in  1983 
at  $20.00  PSF  and  soon  to  be  renewed  and  extended  at  $26.00.   This 
is  for  about  3,000  SF,  a  floor-thru  space,  on  the  eighth  floor. 

The  utilities  in  183  are  minimal  because  heat  and  air 
conditioning  are  supplied  by  electrical  units   under  the  control 
of  the  tenants  and  subject  to  their  maintenance. 

The  following  are  salient  facts  concerning  this  building  and 

the  data  deemed  useful  in  this  analysis: 

Component  Increment 

Total  Building  Area  21,700  SF 

Typical  Floor  Area  3,100  SF 

Rental  Range  $/PSF  $22-$26  PSF 

Expense  Stop  $5-$5.50 

Typical  Fit-up  $12-$15 
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199  STATE  STREET 
This  property  is  of  interest  in  this  analysis  because  if  was 
recently  purchased,  but  had  not  been  rehabilitated.   The  sale  was 
for  $2,400,000   which  represents  about $147  PSF  of  GBA.   This 
property  is  distinguished  from  the  one  just  discussed  by 
virtue  of  the  fact  that  it  isn't  rehabilitated,  but  also  because 
it  is  the  last  structure  in  the  remaining  State  Street  Block  and 
immediately  abuts  the  Central  Artery.   At  the  time  this  assignment 
was  being  done  this  property  was  actively  under  rehabilitation  at 
a  cost  of  about  one  million  dollars  or  about  $61.50   PSF  insofar  as 
the  building  had  16,260  SF  of  area  above  the  basement.   The 
reader's  attention  is  drawn  to  the  significance  of  this  dollar 
amount  for  rehabilitation  between  the  price  paid  for  #183  as 
already  rehabilitated  and  this  price  paid  for  #199  with  the  work 
yet  to  be  done.   The  basic  cost  of  rehabilitation  is  estimated  to 
be  $28.00  to  $30.00  PSF  of  GBA  by  the  developer  with  the  balance 
being  seen  as  available  for  tenant  fit-up  at  a  range  of  $10.00  to 
$12.00  PSF.   The  rehabilitation  and  restoration  work  will  bring 
the  finish  to  a  level  characterized  by  the  developer  as  Class  B+. 
This  is  necessary,  in  his  judgment,  in  order  to  remain  competitive 
in  a  softening  market  in  mid  1986.   Upper  floors  will  have  some 
oblique  vistas  of  the  water  and  the  butt  end  of  the  building  above 
the  Central  Artery  does  have  windows  and/or  skylights  giving 
superior  views  and  for  which  additional  rent  can  be  achieved.   The 
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information  reported  as  to  rent  levels  is  based  on  negotiations 
for  occupancy  of  this  space  in  late  1986  or  early  1987  with  as 
much  as  80%  of  the  space  being  negotiated  and  close  to  contract  as 
of  July  1986.   The  operating  and  tax  stop  in  this  building,  but 
included  in  the  rent,  is  expected  to  be  on  the  order  of  $5.00  to 
$5.50  PSF  with  typical  escalation  above. 

The  information  from  this  building  is  useful  because  of  the 
age  and  it  represents  old  rehabilitated  space  and  also  it  is 
useful  in  dealing  with  small  floor  areas  insofar  as  each  one  is 
about  3,000  SF. 

The  following  are  salient  facts  concerning  this  building  and 

the  data  deemed  useful  in  this  analysis: 

Component  Increment 

Total    Building    Area  16,250  SF 

Typical    Floor   Area  3,100    SF 

Rental    Range    $/PSF  $22-$26    PSF 

Expense    Stop  $5-$5.50 

Typical    Fit-up  $12-$15 
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ONE  LIBERTY  SQUARE 
This  building  is  representative  of  a  "middle  aged"  structure 
but  one  that  has  a  very  good  location  in  the  same  general  district 
downtown  as  the  subject  and  has  architectural  appeal  which  makes 
it  very  competitive  as  a  rehabilitated  structure.   What  is  more, 
it  has  been  very  carefully  and  thoroughly  renovated  with  a  number 
of  extraordinarily  appealing  touches  in  addition  to  the  lovely 
exterior  curving  facade  which  it  presents  on  the  square  from  which 
it  takes  its  name.   In  addition  to  that  fine  attribute  it  has  a 
beautiful  interior  vaulted  rotunda  lobby  originally  built  in  order 
to  enhance  the  name  and  image  of  the  occupant  which  for  many  years 
was  the  Employers  Insurance  Company.   It  does  not  have  its  own 
parking  and  that  public  parking  which  was  partial  support  for  its 
use  and  occupancy,  the  Kilby  Street  Garage,  is  now  being 
demolished  to  make  way  for  a  new  major  development  to  be  known  as 
77  State  Street  which,  according  to  existing  plans,  will  replace 
that  parking  and  add  many  more  totaling  on  the  order  750  spaces  by 
the  time  it  is  completed.   The  renovation  of  this  property  is 
quite  recent  and  extensive  and  included  the  restoration  of  the 
beautiful  large  elevators  which  are  unrivaled  in  the  appraiser's 
experience  except  by  the  elevator  lobbies,  doors  and  cabs  in  the 
United  Shoe  Machinery  Building  on  Federal  Street,  a  building  which 
is  now  also  under  restoration  and  renovation  and  has  been 
identified  as  a  landmark. 
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Because  of  the  appeal  of  this  building  the  owner's  report 

that  little  or  no  fit-up  costs  are  required  and  no  vacancy  as  such 

is  being  experienced  in  the  current  market.   Information 

concerning  leases  currently  existing  or  recently  entered  into 

together  with  general  information  relating  to  the  operating 

expenses  of  this  building  as  gleaned  from  the  owners  form  the 

basis  for  the  salient  facts  set  forth  below. 

Component  Increment 

Total  Building  Area  180,000  SF 

Typical  Floor  Area  12,000  SF 

Rental  Range  $/PSF  $28  PSF 

Expense  Stop  $6.00+  PSF 

5ypical  Fit-up  $10+  PSF 
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FANEUIL  HALL  MARKETPLACE 
This  complex  of  buildings  is  of  course  one  of  the  most 
outstanding  in  the  City  of  Boston  and  perhaps  the  most  famous  and 
successful  in  the  United  States  as  evidence  of  how  antique 
buildings  can  be  converted  for  other  uses.   It  is  not  possible  to 
talk  about  typical  spaces  or  typical  floors  and  the  like,  but  such 
salient  facts  as  are  available  have  been  recited  below. 

The  most  important  thing  here  is  to  understand  the  dynamics 
of  the  current  market  for  this  kind  of  space  which  is  space  with 
which  the  subject  would  have  to  compete.   The  recent  leasing 
activities  have  been,  quite  interestingly,  to  capture  tenants  for 
areas  as  little  as  2,000  SF.   This  marketing  thrust  was  caused  by 
a  recent  vacancy  of  nearly  70,000  SF  most  of  which  was  in  the 
South  Market  building  and  some  of  which  was  on  the  State  Street 
side  of  that  building  which  is  the  least  desirable  because  it 
overlooks  Chatham  Street  and  the  back  of  other  buildings  fronting 
on  State  Street.   The  South  Market  Street  building,  probably 
because  of  this  aspect  of  rear  view,  typically  has  more  vacancy 
experience  than  the  North  Market  building  which  is  usually  full 
except  for  rollovers  of  tenancies.   Such  a  rollover  recently  for 
1,500  SF  was  available  at  $26.00  PSF  with  some  modest  cosmetic 
fit-up  probably  not  exceeding  $5.00  to  $10.00  PSF. 
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This  is  an  interesting  property  but  it  also  has  liabilities 
because  of  the  intense  mix  of  retail  stores,  a  proliferation  of 
retaurants  and  the  office  use.   This  last  is  not  entirely  compatible 
because  of  the  crowds  of  people  and  the  casual  violations,  not 
criminal,  of  security  with  people  wandering  through  with  pizzas 
in  spaces  not  so  intended.   Also  while  there  are  no  taxes,  this 
is  a  redevelopment  project  leased  to  the  Rouse  Company  of 
Baltimore,  Maryland,  with  121-A  excise  payments  to  the  Commonwealth 
and  little  or  no  payments  to  the  City.   The  utilities,  however, 
are  quite  disastrous  for  office  tenants  because  they  are  handled 
by  allocation  and  not  independent  metering.   Attempts  are  made 
to  justify  the  precision  of  the  allocation  but  tenants  reported 
to  this  appraiser  that  it  is  only  an  attempt  and  the  additional 
costs  of  occupancy  are  heavy.   Other  space  now  available  is  on  the 
fourth  floor,  7,500  SF,  which  had  been  heretofore  rented  at  about 
$22.00  and  now  would  be  available  at  something  like  $26.00  PSF. 
Also  a  small  quantity  of  space  in  the  South  Market  building, 
2,000  SF,  was  made  available  recently  at  an  asking  rent  of  $24.00 
PSF,  but  in  the  same  building  a  loft  space  of  12,000  SF  which 
does  not  easily  subdivide  because  of  toilet  and  elevator  locations 
has  gone  begging  for  a  tenant  for  perhaps  twelve  months. 

As  an  overall  consequence,  this  is  quite  a  mix  of  uses, 
occupancies  and  rental  rates,  but  still  is  useful  in  the  general 
analysis  because  of  the  age  and  character  of  the  buildings  and 
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the  identification  which  being  located  in  Faneuil  Hall  Market- 
place brings  with  it.   The  following  are  the  best  available 

salient  facts  concerning  these  overall  circumstances. 
Component  Increment 

Total  Building  Area  300,000  SF 

Typical  Floor  Area  N/A 

Rental  Range  $/PSF  $22.00  -  $26.00  PSF 

Expense  Stop  N/A 

Typical  Fit-up  $12.00  -  $15.00  PSF 
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40  0  ATLANTIC  AVENUE 
This  property  is  utilized  because  it  is  a  rehabilitation 
and  complete  restoration  and  conversion  of  use  of  a  waterfront 
building  bringing  with  it  the  locational  attributes  and  liabilities 
of  the  subject  as  well  as  the  assets  of  water  views  and  City  vistas, 
It  is  a  low-rise  building  which  has  been  converted  for  office  use 
during  the  mid  1980 's  and  therefore  represents  the  best  available 
such  converted  space  representative  of  the  market  activities  of 
recent  times  -  the  appraiser  understands  that  it  is  now  all  but 
completely  rented  up. 

This  property  is  also  of  interest  in  the  analysis  because  it 
fell  directly  and  extensively  under  BRA  review  and  the  ultimate 
rehabilitation  which  included  the  addition  of  one  floor  (really 
a  reconstruction  of  one  half  floor  and  new  construction  of  one 
half  floor)  had  to  subject  itself  to  BRA  requirements  for  design, 
but  also  for  public  access  to  the  waterfront  over  this  parcel. 
This  last  public  access  is  part  of  an  effort  by  the  BRA  to  create 
a  contiguous  such  access  for  the  public  along  the  entire  water- 
front at  this  stretch  to  the  extent  it  is  still  possible,  i.e., 
Rowe ' s/Foster ' s  Wharf  development  was  subject  to  the  same  kind  of 
requirement  and  is  the  next  most  contiguous  such  public  access. 

In  this  building  the  largest  user  has  53,000  SF  at  $25.00  PSF 
and  the  smallest,  except  for  one  tenant  occupying  a  space  as  an 
accommodation  to  the  lessor's  need  to  preserve  option  space,  is 
8,000  SF  more  or  less  at  about  $23.00  PSF.   The  appraiser  has  in 
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mind  that  most  of  these  leases  were  entered  into  during  late  1984 

and  early  1985  but  views  them  in  the  perspective  of  the  current 

market  circumstances  wherein  there  is  a  softening  or  at  least  a 

flattening  of  the  market  for  this  kind  of  space. 

By  virtue  of  visibility,  style,  adaptive  reuse,  new  uses, 

waterfront  views  and  City  vistas,  modernization,  etc.,  this 

property's  history  as  to  rehabilitation  costs,  tenant  fit-ups, 

basic  rentals  and  services  together  with  conditions  of  a  typical 

lease  are  all  very  instructive  in  the  appraiser's  judgment  and 

the  following  represents  the  best  available  salient  facts 

concerning  such: 

Component  Increment 

Typical  Building  Area  100,000  SF 

Typical  Floor  Area  15,000  SF 

Rental  Range  $/PSF  $23.00  to  $29.50  PSF 

Expense  Stop  $  5.50  PSF 

Typical  Fit-up  $11.00  PSF 
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INCOME  APPROACH/DATA  ANALYSIS  -  continued 

In  addition  to  the  specific  guidelines  established  by  all 

of  the  foregoing  data,  the  appraiser  was  further  advised  as  to 

market  conditions  in  buildings  and/or  spaces  which  he  found 

helpful.   The  New  England  Telephone  Company  is  a  large  user  of 

space  and  a  frequent  tenant  in  downtown  Boston  and  recent  activities 

of  that  large  utility  at  265  Franklin  Street  (135,000  SF) , 

100  Summer  Street  (21,600  SF) ,  One  Lincoln  Plaza  -  a  proposed 

development  (13,905  SF) ,  and  2  Liberty  Square  (20,000  SF)  all 

during  1985  and  1986  clearly  suggests  a  series  of  components  and 

increments  as  follows: 

Component  Increment 

Floor  Areas  14,000+  SF  to  135,000+  SF 

Rental  Range  $/PSF  $18.00  to  $22.00  net 

Expense  Stop  $5.00  to  $7.00± 

Typical  Fit-up  $12.00  to  $20.00  PSF 

It  is  the  appraiser's  judgment  that  to  suggest  that  these 

indicator  ranges  can  be  adjusted  or  manipulated  so  as  to  be 

more  specifically  applicable  to  the  subject  is  to  suggest  that 

there  is  some  infinite  precision  in  the  appraisal  process  which 

it  does  not  really  possess.   Rather,  it  is  the  appraiser's 

judgment  that  the  raw  indidated  ranges  are  instructive  in  and  by 

themselves  and  clearly  dictate  the  market  limits  within  which  the 

subject  must  perform  and  compete.   It  is  equally  obvious, in  the 

appraiser ' s, opinion  that  the  subject  property  cannot  in  terms  of 
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the  potential  for  function  of  its  space  command  from  the  absolute 
upper  limit  of  these  indicators  (200  State  Street  at  $33.00  to 
$41.00+  PSF) ,  but  it  is  equally  clear  that  it  can  command  rents 
superior  to  those  from  the  lower  end  of  the  range,  $19.00  to 
$20.00  PSF.   It  is  equitable  to  impute,  however,  rentals  based 
on  competitive  mid-ranges  of  these  indicators  to  the  various 
levels  of  the  subject  having  in  mind  that  the  higher  one  goes 
the  better  will  be  the  views  and  vistas  and  also  having  in  mind 
that  the  subject  property  has  some  of  its  own  special  character- 
istics which,  for  various  reasons  set  forth  within  the  Rent 
Schedule  Section  of  the  report,  cause  the  appraiser  to  put 
different  amounts  of  base  rent  on  different  portions  of  the 
subject  building. 

In  dealing  with  the  operating  expenses  in  the  subject  property 
and  drawing  on  the  clear  indicators  from  this  market  data,  the 
appraiser  is  constrained  to  suggest  a  range  for  the  subject 
property,  especially  because  it  is  not  a  new  building  where 
certain  operating  expense  economies  are  delivered  because  of  the 
efficiency  of  new  construction  and  mechanical  systems,  to  be  on 
a  narrow  range  from  $5.50  to  $6.50  PSF.   From  that  operating 
expense  and  tax  range  should  be  deducted  $2.50  PSF  as  the  typical 
mean  of  real  estate  taxes  in  the  sophisticated  leases  which  have 
been  developed  for  these  various  properties.   The  purpose  for 
extracting  that  tax  dollar  amount  is  because  the  appraiser  feels 
that  the  subject  should  be  evaluated  based  on  a  tax  factor  -  see 
Tax  Factoring  Rationale  later  herein. 
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The  other  basic  component  of  analysis  from  this  section  has 
to  do  with  tenant  fit-up.   Because  the  property  being  appraised 
will  be  subject  to  an  extensive  rehabilitation  with  extraordinary 
work  being  done  across  a  broad  spectrum  even  including  structural 
matters,  the  result  will  be  a  retro-fit  that  will  produce  a  base 
against  which  any  fit-up  will  likely  be  somewhat  modest.   Conse- 
quently, after  total  rehabilitation,  it  is  the  appraiser's 
judgment  that  the  typical  fit-up  cost  allowance  for  the  typical 
tenant  should  be  on  the  range  of  $15.00  to  $20.00  PSF.   This 
range  is  introduced  because  the  appraiser  anticipates  that  any 
user  of  some  of  the  spaces  within  this  subject  property  will  require 
inducements  both  as  to  rent  and,  within  the  context  of  this 
instant  portion  of  the  analysis,  tenant  fit-up   finishing  and 
f ixturing. 

From  all  of  the  foregoing  it  is  now  possible  to  establish 

the  criteria  whereby  the  property  can  be  analyzed  for  office 

reuse : 

Component  Increment 

Total  Building  Area  Gross  123 , 150  SF/Rentable  51 , 387  SF 

Typical  Floor  Area  None  such/from  1,500  to  2,900  SF± 

Rental  Range  $/PSF  $25.00  to  $30.00  PSF 

Expense  Stop  (sans  taxes)  $3.00  to  $4.00  PSF 

Typical  Fit-up  $12.00  to  $20.00  PSF 
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CUSTOM  HOUSE  TOWER 


CASH  FLOW  ANALYSIS 
(discounted  at  10%) 

Gross  Potential  Income  -  $1,400,000 
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(12  mos.) 

(12  mos.) 

(12  mos.) 

1st  day 

Line 

Year  1 

Year  2 

Year  3 

Year  4 

1. 

Occupancy 

0 

0 

70% 

95% 

2. 

Incane 

0 

0 

$ 

980,000 

$1,356,963 

3. 

Vacancy 

100% 

100% 

N/A 

N/A              1 

1 

4. 

Effective  Gross 

0 

0 

980,000 

1,289,115           i 

5. 

Operating  Expenses 

0 

0 

0 

(    64,455) 

6. 

Net  Operating  Incane  (NOI) 

0 

0 

980,000 

$1,224,660) 

7. 

Costs  -  hard  &  soft 

($1,900,000) 

($3,000,000) 

( 

730,000) 

8. 

Marketing 

(    18,400) 

( 

55,100) 

10. 

Interim  Expenses 

(   190,000) 

(   300,000) 

( 

73,000) 

11. 

Investment  Tax  Credit  (ITC) 

403,750 

637,500 

155,125 

12. 

Total  Rate 

.1131 

13. 

Capitalized  Value 

$10,828,161 

14. 

Tenant  Fit-up 

( 

490,500) 

(   210,200) 

15. 

■iUi'ALS 

($1,686,250) 

($2,680,900) 

($ 

213,475) 

$10,617,961 

16. 

Present  Worth  Factor  (?  10% 

.9091 

.8264 

.7513 

.7513 

17. 

PRESENT  WORTH 

($1,532,970) 

($2,215,496) 

($ 

160,384) 

$  7,977,274 

Net  Present  Value  =  $4,068,424 
SAY:    $4,000,000 


1 


J 


85 


» 


> 


CUSTOM  HOUSE  TOWER 

CASH  FLOW  ANALYSIS 
(Line  item  detail) 

Line  1   -  Occupancy  is  based  on  the  assumption  that  it  will  take 
24  months  or  more  for  the  initial  tenants  to  begin  to 
occupy.   This  brings  the  average  experience  in  the  third 
year  to  70%  with  the  assumption  of  only  20%  at  the 
beginning  and  maybe  as  much  as  80%  towards  the  end  of 
the  year.   On  the  first  day  of  the  fourth  year  the 
assumption  is  that  the  building  will  be  operating  at  its 
market  capacity  of  95%  occupancy. 

Line  2   -  Income  is  based  on  the  rent  schedule  set  forth  elsewhere 
in  this  report  and  does  not  reflect  any  revenue  from 
public  space,  but  does  include  a  New  York  style 
measurement  for  imputing  rent  which  accounts  for  common 
space  being  charged  pro  rata  to  all  tenants. 

Line  3   -  Vacancy  is  a  moot  item  in  this  analysis,  but  is  included 
for  continuity  purposes.   In  the  first  two  years  there 
will  be  no  occupancy  and  in  the  third  year  and  as  of  the 
first  day  of  the  fourth  year  the  occupancy  assumes  an 
amount  of  vacanc,  i.e.,  30%  in  the  third  year  and  5%  on 
a  continuing  basis  beginning  with  the  first  day  of  the 
fourth  year. 

Line  4   -  Effective  gross  is  simply  a  repetition  of  Line  2  since 
there  is  no  vacancy  charge  as  explained. 

Line  5   -  Operating  expenses  are  not  applicable  until  the  first 
day  of  the  fourth  year  and  are  intended  to  reflect  the 
fact  that  the  income  is  based  on  a  net  after 
consideration  of  the  operating  expense  stop,  but  before 
consideration  of  real  estate  taxes.   Consequently  it 
only  needs  to  include  the  following: 

Insurance  . 5% 

Structural  Maintenance        1.5% 

Management/Miscellaneous       2.0% 

RESERVE  1.0% 

Total  5.0%  of  Line  4 
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Line  1      -   Costs  both  hard  and  soft  are  drawn  from  studies  done  by 
the  architectural  firm  of  Notter  Finegold  &  Alexander, 
Inc.  -  see  copy  of  that  report  at  addendum.   The 
expenditure  is  expected  to  largely  take  place  during  the 
second  year  thus  the  capital  amounts  are  skewered.   Also 
note  that  these  amounts  do  not  include  costs 
specifically  required  for  the  preparation  and/or 
conversion  of  areas  which  are  defined  as  public. 
Exceptions  to  this  are  allocations  for  the  preparation 
of  the  transfer  lobby  on  the  18th  floor  and  the  single 
elevator  running  from  the  18th  to  25th  floor  nor  the 
alternative  second  stairway  from  floor  20  to  25. 

Line  8  -   Marketing  is  an  amount  imputed  by  the  appraiser  in  order 
to  represent  the  costs  of  presenting,  leasing  and 
otherwise  causing  the  space  to  become  tenanted  once  it 
is  available.   The  number  is  intended  to  include 
advertising,  special  management  costs,  fees,  commissions 
and,  lease  buy-outs  if  necessary/deemed  unlikely.   The 
amount  is  set  at  6%  of  the  NOI  and  is  distributed  one 
quarter  in  year  2  and  three  quarters  in  year  3. 

Line  10  -  Interim  expenses  are  intended  to  represent  an  offset  in 
the  cash  flow  study  for  things  such  as  interim  taxes, 
insurance,  subcontractor  supervision,  permitting  fees 
and  expenses  related  to  studies  requisite  of  those 
permitting  procedures.   All  are  set  at  10%  of  the 
costs/Line  7. 

Line  11  -  Investment  Tax  Credit  (ITT)  is  available  to  a  taxpayer 
in  1986  at  the  rate  of  25%  on  a  project  which  is 
designated  as  historical  which  the  subject  is.   In 
dealing  with  this,  the  appraiser  has  consulted  with  tax 
experts  who  suggest  that  because  of  the  new  implications 
of  the  tax  laws,  the  availability  of  this  to  a 
developer,  probably  during  1987,  is  uncertain. 
Consequently,  and  on  the  advice  of  those  consulted,  he 
has  discounted  the  otherwise  pro  rata  contribution  by 
15%.   Therefore  the  numbers  for  this  line  item  represent 
25%  of  the  costs/Line  7  discounted  15%. 
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Line  12  -  Total  rate  for  capitalization  of  the  property  on  the 
tirst  aay  of  the  fourth  year,  at  full  operating 
capacity,  is  a  combination  of  an  overall  capitalization 
rate  (OAR)  and  an  effective  tax  factor  -  see  Tax  '^ 

Factoring  Rationale  -  as  follows: 

OAR  .0924 

Tax  .0207 

Total  Rate    .1131 

Line  13  -  Capitalized  value  is  the  amount  of  the  building's  net 
operating  income  after  it  is  completed,  but  excluding 
income  from  the  public  spaces.   Line  item  6  divided  by  [ 

Line  item  12.  ' 

Line  14  -  Tenant  fit-up.   The  preparation  of  the  building  ! 

especially  those  areas  to  be  tenanted  is  so  thorough  in         L 
terms  of  the  costs  at  Line  7,  that  completion  of  the  '^ 

tenant  space  calls  for  only  a  reasonable  allowance.   The 
new  HVAC  system,  for  example,  will  call  for  the 
installation  of  only  two  heat  pumps  on  each  floor  at  a 
cost  of  about  $1.00  PSF.   Consequently  $15.00  PSF  as  a 
standard  allowance  is  deemed  equitable.   Having  in  mind 
that  the  tenant  fit-up  comes  only  as  occupancy  occurs, 
these  charges  are  set  forth  only  in  years  3  and  as  of 
the  first  day  of  year  4. 

Line  15  -  TOTALS 

Line  16  -  Present  worth  factor  at  10%  represents  the  discount 

percentage  based  on  the  expiration  of  time  and  the  value 
of  money  at  10%. 

Line  17  -  PRESENT  WORTH  represents  the  current  value 

contribution  of  the  experience  in  any  of  these  years 
after  discounting. 
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CUSTOM  HOUSE  TOWER 

SUMMARY  AND  FINAL  VALUE  ESTIMATE 

The  property  has  been  analyzed  from  all  of  its  aspects. 
Consideration  has  been  given  to  residential  and  hotel  use  and  a 
full  exploration  of  the  commercial  potential  for  office  use  has 
been  developed  through  both  the  Market  Data  and  Income  Approaches 
-  the  Cost  Approach  was  disregarded  as  being  invalid  because  of 
the  extraordinary  functional  obsolescence,  the  estimate  of  which 
would  be  pure  speculation. 

While  the  Market  Data  Approach  was  utilized,  it  could  not 
adequately  provide  the  requisite  series  of  truly  usefully 
comparable  sales.   The  limits  of  value  which  it  established  were 
helpful . 

Finally  the  Income  Approach  was  relied  upon.   It  provided  the 
flexibility  to  impute  rents  and  make  other  kinds  of  assignments 
consistent  not  only  with  the  characteristics  of  this  particular 
building,  but  with  the  limitations,  assumptions,  presumptions, 
mandates  and  other  parameters  established  by  the  hypothesis  of 
this  assignment.   Without  meaning  to  be  redundant  it  seems 
important  at  this  time  to  repeat  some  of  those. 

The  property  value  assigned  in  this  report  is  an  estimate  of 
the  present  net  worth  of  the  value  contribution  made  by  those 
portions  of  the  subject  property  which  can  be  utilized  for 
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productive  commercial  and  economically  feasible  purposes,  in  this 
case  first-class  office  space.  The  assignment  has  taken  into 
account  that  a  considerable  amount  of  the  property  will  be  devoted 
to  public  use  which  will  be  incapable  of  producing  a  contribution 
to  the  income  stream.  Consequently,  the  value  does  not  take  into 
account  the  costs  of  preparing  that  public  space  for  its  proposed 
function. 

In  addition,  the  appraiser,  with  the  valuable  assistance  of 
the  architectural  consultant,  has  concluded  that  special 
configurations  on  floors  20  through  25  must  be  considered. 
Ultimately  the  appraiser  has  concluded  that  a  second  means  of 
egress  from  the  20th  to  the  25th  floor  if  it  is  to  be  provided 
will  be  entirely  supportive  of  the  function  of  public  access  to 
the  observation  deck  and  the  24th  floor  below  it.   Therefore,  the 
readers  of  this  report  are  advised  that  if  that  stair  is  to  be 
introduced,  it  will  be  at  the  direction  of  the  users  of  the  public 
space,  under  their  supervision  and  entirely  at  their  cost  which 
cost  has  been  separately  estimated  at  $100,000  -  see  Notter 
Finegold  report  at  Addendum. 

In  dealing  with  this  assignment  the  appraiser  has  taken  into 
account  the  standing  requirement  that  the  exterior  of  the  building 
and  the  main  functioning  and  mechanical  systems  must  be  dealt 
with  by  the  person  who  is  going  to  receive  the  benefits  of  the 
private  occupancy  -  such  has  been  the  perspective  and  such  are 


€ 


90 


reflected  by  the  cost  estimates  and  other  economic  parameters  set 
forth  herein. 

Finally,  there  are  a  series  of  considerations,  a  laundry  list 
of  which  follows,  which  were  taken  into  account  in  arriving  at  the 
value  estimate  set  forth  in  this  report: 

1)  Whatever  may  ultimately  be  required  as  to  the 
preparation  of  public  spaces  surrounding  this 
building  will  be  at  an  additional  cost  or  by 
virtue  of  a  deduct  from  the  indicated  value. 
Such  costs  to  be  estimated  later  by  others. 

2)  Whatever  extraordinary  costs  may  accrue  as  the 
result  of  the  presumed  presence  of  asbestos  in 
the  boiler  room  and/or  in  other  risers  is  an 
amount  not  yet  determined,  but  also  constitutes, 
after  it  has  been  finally  determined,  a  deduct 
from  the  indicated  value  or  a  major  consideration 
in  the  disposition  process  when  that  occurs. 

3)  A  requirement  of  GSA  and  BRA  and  as  set  forth 
in  the  landmarks  criteria  is  that  the  clock  be 
repaired  and  the  tower  be  lighted.   The  appraiser 
is  reliably  informed  that  this  requirement  will 
be  met,  for  apparently  public  relations  purposes, 
by  the  Boston  Edison  Company  as  a  donation  to  the 
preservation  of  this  historic  building. 

Other  nuances  and  considerations  as  to  who  may  occupy  what 

space,  how  that  space  is  measured  and  calculated,  what  the  income 

rates  and  operating  expenses  ought  to  be  and  other  major  and 

pivotal  considerations  are  all  set  forth  in  sufficient  detail  in 

other  parts  of  this  report  and  have  led  this  analyst  to  the 

conclusion  that  the  current  fair  market  value  (Net  Present  Value) 

after  a  due  consideration  through  a  discounted  cash  flow  analysis 

is: 

$4,000,000 


c 


i 


I 


Notter  Finegold  +  Alexander  Inc 


July  23,  1986 


CUSTOM  HOUSE  TOWER 

DESIGN  AND  COST  OCCUPANCY  STUDY 


Architects  and 
Preservation  Planners 


Boston  MA 
Washington  DC 


Introduction 

This  report  has  been  prepared  at  the  request  of  Richard  J.  Dennis, 
Sr.  of  Casey  and  Dennis  to  assist  in  determining  the  private  tenant 
development  potential  of  the  Boston  Custom  House  Tower  into  first- 
rate  office  space.   The  following  narrative  addresses  one  possible 
development  scheme  and  identifies  approximate  design  and  construc- 
tion costs  for  that  scheme.   In  general,  this  report  is  concerned 
only  with  exterior  renovation  and  interior  aspects  specifically 
related  to  tenant  occupancy.   Development  of  public  areas  in  the 
original  "temple"  building  and  non-office  spaces  in  the  tower  are 
not  considered.   The  tower  observation  deck  will  remain  publicly 
accessible. 

Exterior 

The  exterior  masonry  of  the  building  has  recently  been  structurally 
stabilized  and  repointed  and  is  in  good  condition.   The  metal  tower 
cap  was  also  replaced.   All  of  the  masonry  should  be  cleaned, 
however,  and  this  may  be  done  when  the  building  is  scaffolded  for 
window  replacement.   Copper  spandrel  panels  at  the  three  level 
pilaster  "colonnade"  below  the  clock  and  the  copper  parapet  at  the 
observation  deck  require  cleaning  and  repair.   The  sloped  tower 
roof  and  "temple"  roof  require  only  selective  repair. 


All  windows  in  the  "temple"  building  should  be  replaced  or 
refurbished  following  the  guidelines  of  the  Boston  Landmarks 
Conraiission.   New  windows  would  be  double  glazed  and  existing 
windows  would  receive  interior  storm  sash.   All  four  exterior 
entrances  would  be  refurbished.   These  include  the  north  and  south 
basement  grade  level  entrances,  the  west  main  level  entrance,  and 
the  east  veranda  entry.   All  windows  in  the  tower  will  be  replaced 
with  metal  double  glazed  units. 

The  clock  is  assumed  to  be  cleaned  and  made  operational  at  no 
expense  to  the  city,  as  is  the  installation  of  exterior  accent 
lighting. 
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Elevators 


Four  elevators  serve  the  basement  through  the  18th  floor  and  a 
single  elevator  extends  from  the  18th  floor  to  the  25th  floor 
observation  deck,  in  the  narrow  upper  part  of  the  tower.   The 
fourth  (single  shaft)  main  elevator  is  adequate  for  handicapped 
access;  the  other  three  are  marginal.   The  observation  deck 
elevator  is  extremely  small  and  should  be  attended  for  public  use. 
The  elevators  have  been  upgraded  from  their  original  manual 
operation  in  piece -meal  fashion  over  the  years  and  are  in  poor  and 
unreliable  condition. 

All  the  elevator  cabs  and  controllers  should  be  replaced  and 
machinery  rebuilt.   Rails  and  overhead  supports  may  be  salvageable. 
Inappropriate  flush  elevator  entrance  doors  should  again  be 
replaced  with  more  ornamental  doors  at  the  "temple"  rotunda  levels 
and  ornamental  surrounds  refurbished,  as  suggested  by  the  Landmarks 
Commission. 

The  four  main  elevators,  when  upgraded,  will  represent  the  proper 
level  of  service  for  premium  office  space  up  to  the  18th  floor. 
The  single  elevator  above  that  level  will  serve  only  three  office 
floors,  along  with  the  observation  deck.  Its  replacement  cost  would 
reasonably  be  shared  as  a  public  and  a  tenant  improvement. 

Common  Area  Improvements 

The  "basement"  State  Street  (north)  entrance  is  proposed  for  grade 
level  tenant  access  to  the  elevators.   The  entrance  will  be 
refurbished  as  part  of  the  exterior  renovation  and  the  interior 
vaulted  lobby  will  be  cleaned  and  restored. 

A  new  compatible  but  contemporary  glass  and  metal  partition  may  be 
designed  within  the  basement  level  of  the  rotunda  to  segregate 
tenant  and  public  traffic.   Its  proposed  location  is  shown  on  the 
attached  floor  plans.   This  configuration  will  allow  tenants  to 
experience  a  formal  entrance  to  the  building  while  allowing  either 
the  tenant  or  public  section  to  be  closed  and  secured.   The  fourth 
elevator,  in  a  separate  shaft,  will  remain  in  the  public  area  and 
afford  access  to  the  observation  deck. 
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Approximately  800  square  feet  in  the  northeast  quadrant  of  the 
building,  adjacent  to  the  tenant  lobby,  is  set  aside  for  tenant 
support  services.   This  area  will  be  renovated  to  house  a 
superintendent's  office,  mail  room,  delivery  and  storage  area,  and 
other  spaces  appropriate  at  ground  level  for  support  of  the  tenant 
spaces  in  the  tower. 

A  special  transfer  lobby  of  approximately  200  square  feet  is 
required  at  the  18th  floor  for  both  tenants  above  that  floor  and 
visitors  to  pass  from  the  main  elevator  to  the  single  elevator, 
rising  to  the  observation  deck.   The  cost  for  renovating  this  lobby 
v7ould  be  shared  as  a  public  and  a  tenant  improvement. 

The  southwest  stair  in  the  tower  presently  opens  directly  into  each 
office  floor.   Stair  enclosure  must  be  completed  with  fire  rated 
doors  and  partitions.   Also,  existing  windows  between  this  stair 
and  the  elevator  shaft  should  be  closed  up. 

Heating.  Ventilating  and  Air  Conditioning 

A  totally  new  HVAC  system  is  required  to  meet  the  standards  for 
first-rate  rental  office  space.   The  present  single  pipe  steam 
radiation  is  inflexible  and  air  conditioning,  except  for  the 
Federal  Courtroom,  is  by  window  unit  or  non-existent. 

The  proposal  is  for  tenant  rental  and  common  spaces  to  be  served  by 
a  new  central  boiler  and  a  new  condensing  unit  located  within  the 
Dome  Level.   The  condensing  unit  may  be  coupled  unobtrusively  with 
an  outside  air  supply  through  existing  grilles  above  the  "temple" 
roof.   This  central  system  offers  a  flexible,  superior  design  for 
premium  office  space.   Piping  from  the  boiler  will  serve  baseboard 
radiation  to  take  the  chill  off  the  large  windows,  and  piping  loops 
from  the  boiler  and  condensing  unit  will  allow  each  tenant  to 
install  the  number  and  size  of  heat  pumps  appropriate  for  their 
specific  partitioning.   This  system  is  more  fully  explained  in  the 
attached  report  by  Environmental  Design  Engineers. 
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Plumbing 


Plumbing  in  the  building  is  sufficiently  deteriorated  to  require 
replacement.   Toilet  rooms  are  presently  stacked  between  the 
elevators.   The  single  pipe  chase  may  be  reused  with  offsets 
serving  each  fixture  from  below  the  floor,  as  at  present.   A  water 
closet  and  lavatory  will  be  provided  in  each  of  the  refurbished 
handicapped  accessible  toilet  rooms. 

A  new  sprinkler  system  was  installed  throughout  the  building 
several  years  ago,  and  it  will  require  only  minimal  modifications 
for  coordination  with  other  new  building  systems. 

Electrical 

The  existing  electrical  service  of  2500  amps  appears  to  be 
marginally  adequate  to  accommodate  the  new  mechanical  system  as 
well  as  tenant  lighting  and  power  needs.   A  branch  panel  will  be 
provided  at  each  tenant  level  and  electricity  for  local  needs, 
including  heat  pumps,  will  be  individually  metered.   Tenants  will 
be  responsible  for  lighting  and  power  distribution  beyond  the 
branch  panel. 

Tenant  Rental  Area  Improvements 

It  is  assumed  that  each  tenant  will  occupy  one  or  more  entire 
floors.   Since  less  than  3,000  square  feet  is  available  on  each 
floor,  this  allows  elimination  of  public  corridors  and  the  fullest 
flexible  occupancy.   All  existing  non-bearing  partitions  will  be 
demolished.   Suspended  ceilings  and  carpet  or  other  loose  floor 
finishes  will  be  removed  and  exterior  plaster  walls  will  be 
repaired  and  primed,  creating  a  single  large  room  on  each  floor  for 
tenant  improvements.   Elevator,  stair,  toilet  room,  and  pipe  chase 
enclosures  will  remain.   All  existing  exposed  wiring,  piping, 
lighting  fixtures,  radiators,  and  other  equipment,  as  well  as 
mechanical  and  plumbing  risers,  will  be  removed  in  preparation  for 
tenant  improvements  and  the  new  HVAC  and  plumbing  systems. 
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Presently  a  single  toilet  room  exists  on  each  floor  between  the 
elevator  shafts.   Space  limitations  and  the  location  of  the 
plumbing  riser  preclude  partitioning  into  pairs  of  toilet  rooms. 
Relocation  of  the  riser  would  be  costly  due  to  the  reinforced 
concrete  structure.   The  recommendation,  therefore,  is  to  upgrade 
the  existing  toilet  rooms  with  first  class  finishes  and  fixtures. 
The  single  rooms  would  be  large  enough  for  handicapped  accessi- 
bility and  key  operated  by  the  small  office  population  on  each 
tower  floor.   A  duplex  tenant  could  split  men's  and  women's  rooms 
between  floors.   There  is  also  the  possibility  of  locating  a  second 
toilet  room  near  the  southeast  pipe  chase  on  a  given  floor, 
although  this  would  be  in  prime  office  area. 

Floors  20,  21,  and  22  present  a  special  condition.   They  are  in  the 
narrow  upper  part  of  the  tower,  and  the  21st  floor  has  no  windows. 
However,  the  20th  floor  has  two  private  balconies  and  the  20th  and 
22nd  have  the  best  views,  except  for  the  observation  deck.   The 
second  egress  stair  does  not  extend  above  the  20th  floor,  and  there 
are  no  toilet  rooms.   The  proposal  is  to  treat  these  three  floors 
as  a  single  triplex  unit  with  new  toilet  rooms  installed  in  a 
portion  of  the  windowless  21st  floor.   The  tenant  would  be  required 
to  install  a  second  communicating  stair  between  the  three  levels. 
This  scheme  allows  good  utilization  of  these  upper  levels  with 
minimum  building  modification. 

Special  Access  Considerations 

The  observation  deck  is  presently  served  by  only  one  stair  and  one 
small  elevator.   This  requires  full  time  professional  supervision 
whenever  the  deck  is  open  to  the  public. 

Egress  considerations  could  be  improved  by  extending  the  existing 
second  enclosed  stair  from  the  20th  level  to  the  25th  level.   This 
would  reduce  the  rentable  area  in  the  triplex  floors,  but  would 
provide  the  second  stair  within  the  triplex  as  well  as  allow  it  to 
be  broken  into  two  duplexes  sharing  the  windowless  21st  floor. 
This  second  stair  would  also  open  up  the  24th  storage  level  (with 
high  windows)  as  a  possible  exhibit  floor  associated  with  the 
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public  observation  deck.   It  would  be  reasonable  for  the  cost  of 
this  stair  extension  to  be  assumed  by  the  public  occupancy.   Due  to 
existing  structural  constrictions,  the  stair  would  be  costly  and, 
like  the  present  stair,  undersized  according  to  the  code  for  new 
construction . 

Since  the  tower  was  constructed  on  top  of  the  pre-existing  "temple" 
building,  with  open  formal  spaces  below  its  footprint,  the  two 
tower  egress  stairs  are  discontinuous  and  unenclosed  within  the 
"temple"  building.   Although  it  may  be  possible  to  relocate  and 
enclose  sections  of  the  stairs  without  altering  the  fabric  of  the 
historic  interior,  such  a  design  study  is  beyond  the  scope  of  this 
report.   Since  an  elaborate  sprinkler  system  has  been  recently 
installed,  this  issue  has  apparently  already  been  faced.   Further 
investigations  are  warranted. 

Special  Conditions 

It  is  reasonable  to  expect  the  presence  of  asbestos  in  mechanical 
rooms  and  pipe  insulation.   Testing  should  be  performed  at  the 
appropriate  time  to  determine  whether  encapsulation  or  removal  is 
required  before  existing  piping  or  mechanical  equipment  is  worked 
on. 

Summary  of  Costs 

The  following  budget  costs  relate  to  the  description  of  work  in  the 
preceeding  narrative.   Line  item  amounts  are  for  subcontractor  in- 
place  costs  and  total  $3,337,000.   To  this  is  added  a  construction 
cost  mark-up  of  35%  comprised  of: 

General  Contractor  OH  and  P  15% 
Design  Change  Contingency  15% 
Construction  Contingency        5% 

The  in-place  construction  cost,  therefore,  is  budgeted  at 
$4,505,000. 
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Due  to  the  building's  prominence  and  historic  significance,  this 
project  will  likely  entail  more  than  the  average  number  of  design 
studies,  reviews,  approvals  and  research.   Design,  engineering  and 
permits,  therefore,  may  represent  an  additional  25%,  bringing  the 
total  budget  for  design  and  construction  to  $5,630,000. 

All  costs  are  in  current  dollars.   The  breakdown  is  as  follows: 

Exterior 

Cleaning,  repointing  $   225,000 

Copper  restoration  25,000 

Roof  maintenance  10,000 

Refurbish/replace  windows  (incl.  scaffolding)       1,000,000 

Refurbish  entrance  doors  15,000 

Clock,  lighting  donated 

Elevators 

New  cabs/equipment,  four -tower  elevators  645,000 
New  cab/equipment,  obs .  deck  elevator 

(50%  to  tenants)  50,000 

New  doors/refurbish  entrances,  temple  levels  60,000 

Common  Area  Improvements 

Refurbish  lobby  10,000 

New  glass  partition  in  rotunda  basement  15,000 

Develop  entrance  tenant  service  spaces  12,000 

Transfer  lobby  at  18th  floor  (50%  to  tenants)  2,000 

Complete  stair  and  elevator  enclosures  (tower)  25,000 

Tenant  HVAC  System 

New  system  with  central  heating  and  cooling  at 

dome  level  $   495,000 

Plenum  partitioning  at  dome  level  8,000 
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Tenant  Plumbing  System 

New  stacks  and  fixtures 
Modifications  to  fire  protection 

Tenant  Electrical  System 

Wire  HVAC  system/panel  to  each  tenant  floor 

Tenant  Rental  Area  Improvements 

Demolition  of  utility  risers 

Refurbish  toilet  rooms 

Tenant  area  demolition  and  preparation 

Prepare  triplex  (20-22)  including  2  toilet  rooms 

Special  Access  Considerations 

Extend  second  egress  stair  20-25 

(Alternate  as  public  improvement  cost  $100,000) 


Special  Conditions 

Asbestos  removal 

TOTAL  SUB -CONTRACT  COST 

35%  Construction  Cost  Mark-up 

TOTAL  CONSTRUCTION  IN- PLACE 

25%  Design,  Engineering,  Permits 

TOTAL  DESIGN  AND  CONSTRUCTION 

M/a 


165,000 
10,000 


275,000 


20,000 
140,000 
100,000 

30,000 
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145   PORTLAND  STREET,   BOSTON,   MASS.   02114 
Tel.  (617)  742-7434 
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HOTTER  FINEGOLD  & 
ALEXANDER  INa 


Mr.  Pat  Morss 

Notter,  Finegold  <5c   Alexander,  Inc. 
77  North  Washington  Street 
Boston,  MA     02114 

Re:     Custom  House  -  Renovation  Feasibility 

Gentlemen: 

We  have  examined  the  building  with  yourself  and  have  reviewed  the  small  scale  drawings 
of  the  existing  building. 

Based  upon  this,  as  well  as  discussions  with  yourself  regarding  the  potential  usage  of 
the  building,  we  have  developed  the  concept  for  air  conditioning  and  heating  the  building 
which  we  feel  would  best  suit  the  control  and  flexibility  needs  for  the  future  use. 

HVAC 


We  would  propose  a  water  source  heat  pump  system  which  would  include  a  central 
boiler  plant,  closed  circuit  cooler,  circulating  pumps,  and  fresh  air  make-up  unit,  all 
located  on  the  Dome  Floor  (Fourth  Floor).  A  condenser  water  loop  would  be  piped  to 
each  of  the  tenant  office  floors  with  provision  for  tenants  to  connect  as  many  water 
source  heat  pumps  as  they  require  for  zone  control.  Flow  control  valves  would  limit 
the  maximum  flow  for  each  particular  floor  and  would  ensure  that  each  floor's  balance 
would  not  be  disturbed  as  new  floors  are  occupied. 

In  addition,  each  floor  would  be  supplied  with  tempered  make-up  air  to  ensure  comfort 
and  to  satisfy  code  requirements  for  fresh  air.  Each  floor  would  also  include  hot  water 
fired  baseboard  radiation  to  combat  cold  down-drafts  from  the  taU  windows. 
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This  system  would  ensure  maximum  flexibility  in  that  each  zone  of  each  floor  would 
have  individual  temperature  control  to  suit  particular  needs.  One  zone  could  heat  while 
another  cooled  at  any  time  of  the  year.  Each  tenant's  individual  heat  pumps  could  be 
on  separate  electric  meters  with  only  the  central  equipment  being  a  shared  cost. 

PLUMBING 

Plumbing  should  be  gut  re-habbed.  Either  the  existing  plumbing  shaft  or  a  new  plumbing 
shaft  could  be  used  for  this  purpose. 

FIRE   PROTECTION 

Fire  protection  appears  to  be  in  good  condition  and  in  conformance  with  modern  code. 
As  such,  only  minor  modifications  to  the  existing  systems  should  be  required. 

COST 

We  estimate  the  overall  costs  for  construction  as  follows: 

HVAC  $495,000 

Plumbing  165,000 

Fire  Protection  10,000 

Total  Mechanical  $670,000 

Attached  is  a  sketch  showing,  in  a  very  general  manner,  the  approximate  proposed 
location  for  major  equipment  on  the  Dome  Floor. 

If  you  have  any  further  questions,  please  do  not  hesitate  to  call. 

Very  truly  yours, 

ENVIRONMENTAL   DESIGN   ENGINEERS,  INC. 


Rick  Dorricott 
Project  Engineer 

RD/tac 

Enclosure 


< 


< 


< 


i 


I 


\ 


I 


( 


STRICTS  -  CITY  OF  BOSTON 
BOSTON  PROPER 


t 


I 


I 


PHOTO 
COMPARABLE  SALE  #  i 


• 


COMPARABLE  SALE  #    i 


LOCATION:        83-85  State  Street,  Boston,  MA 


GRANTOR:        Frederick  G.  Comeel,   Tr. 


GRATJTEE:        Susan  E.  Russo,   Tr. 


DATE  OF  SALE:       April  1,   1986 


PRICE:        $2,000,000 


U\ND  AREA:        1/900  SF 


FRC^TAGE:         27.6'   on  State  Street,   28.3'   on  Doane  Street 


BUILDING:        This  is  a  5-story  office  building  containing  retail 
space  on  the  first  floor  and  offices  above.     Full 
lot  coverage.     Gross  floor  area  9,500  SF.     New  windows. 
Currently  vacant. 


UNIT  PRICE:        $211.00  PSF 


CASEY    &   DENNIS 
APPRAISERS 

14    Beacon    Street 
Boston,    MA    02108 


C3 
CNl 


dated   October   23,    1978,    recorded   with   Suffolk   Countr^^s^   o?^^»V 
in   Book   913  9,    Page    128    ^   Trancjuility   Nominee    Realty^s^der      ^  ^^^ 


i 

I 

•  1 


iaa^^mjiMKaud,  for  axiridermtioo  p«ia,  end  in  full  comideribaa  of     52,000,000.00 

gn^  to  Susan  E.  Ruaso,  Trustee  of  State  Street  85  Realty  Trust 
under  Declaration  of  Trust  dated  April  1,  1986  recorded  herewith 

^^  qntldatm  nnmua, 

A  certain  parcel  of  land  with  the  buildings  thereon  situated 
and  now  numbered  8  3  and  85  State  Street  and  10  on  Doane  Street, 
m  Boston,  Suffolk  County,  Massachusetts,  bounded  and  described 
as  follows: 

NORTHERLY 


WESTERLY 


WESTERLY 


by  State  Street,  27  feet  and  6  inches; 

by  land  and  buildings  formerly  of  Moses  Wheeler, 
41  feet  and  six  inches;  still 

by  land  and  buildings  now  or  formerly  of  the 

Atlantic  Bank  by  a  line  running  through  a  party 

wall  established  by  deed  from  William  Lawrence 

et  al,  to  the  President,  Directors,  and  Company 

of  the  Atlantic  Bank,  dated  April  25,  1831,  recorded 

with  Suffolk  Deeds,   Book  352,  Page  94,  27  feet 

and  3  inches; 

by  Doane  Street,  28  feet  and  4-3/4  inches;  and 

by  land  formerly  of  Parks  and  Lord  and  now  or 
late  of  Eighty-Nine  State  Street  Corporation, 
by  a  line  through  a  party  wall,  said  wall  being 
established  by  a  deed  from  Joseph  Parley  et  al 
to  Elisha  Parks  and  Thomas  Lord  dated  November 
13,  1826,  and  recorded  with  said  Deeds,  Book 
315,  Page  242,  69  feet  and  4-1/2  inches. 

Said  premises  contain  about  1,900  square  feet. 

Said  premises  are  conveyed  subject  to  and  with  the 
benefit  of  outstanding  easements,  restrictions  and  agreements 
of  record  insofar  as  in  force  and  applicable,  and  existing 
leases  and  tenancies. 


SOUTHERLY 
EASTERLY 


)  '■ 


For  grantor's  title  see  deed  of  William  H.  Kent,  Trustee 
dated  November  13,  1978  recorded  with  said  Deeds  in  Book 
9139,  Page  135 
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FrQaeric   G.    Comeel.    Truatoa 
not   Individually 
Tr'^qfuil'  1 1  y '  "iiojiilneir  JiMlty~liu«£* 

■_.„ By 'h^if^*^^  <  • .  fe:;:<:*rJ?L^. 

Pzatierlc  G.   Come«l,  Truttaa     

ana  not  indivltSuAlly  fs^ 
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^bl    ynrimnwiiinlff^    of    ff  ffUMt  fpia^H*  ^^ 

SuffolX,  n.  April        I  1936 

TTien  pmooiU/ ippeired  the  tboTT  ojmed     Frederic  G.    Comeel,    Trustee   as 
aforesaid 

tod  Kknowleslged  the  foregoing  instnuDOU  to  be  J^°\        free  act  icd  ds^  before  me 

.-•'•^■.>:--      ,   '^.kZQ^^^^ 

:0'^MOr;v/FAlTH  of  W.ASSACH'JSEnS    - 
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-    ,   ,      VI  .        //        C'/^     COWVOtlV/lALIH  Of  V.ASSACHU5ETTS    ;: 

:  ^^:^:D^^.riXi:JHL]  <^W  =.  ^_-;;;:;;:J  ^^•y9Qo.ooW- 
CHAIOEl  IIS  SEC  6  AS  AIiQNDZD  ET  CHAFTEI  «7  C9  »0 
BvcfT  <lced  n'"""'l  fc  msfd  ih«ij  tvotua  o*  b«^«  tmionod  upoe  it  dM  /all  laaa,  rodeax  tod  p(M  l£c>  ^^l"ii  el  tlv  gmi'M 
Ba  •  Ratal  ot  tha  •ooual  a<  tfai  Ul  tzanatkmxa  ^Ijuui  Ui  <lo41ui  cr  da  oamn  c<  da  mha  "—■'—— —  Aacin,  if  aa  dalimH 
far  •  «p«a^  waott^rr  nm.  TLt  fall  coMMkrauoa  tiMil  irca*  da  tsoi  pns  ht  ihm  aMjw.Tij  wMtow  ^■■■-■i,->  ttm  mr  bE»  of  ^ 
rwrtMamtM  aanmed  bf  da  psolDt  or  trwrnimmg  dafeo^  AH  «^  ■Mwiiwmj  md  racuak  ktel]  ta  m^m^  m  t»n  mt  da  <faad. 
Ptalaa  «  cmpiT  vitk  tbh  Mcnaa  iball  ooi  atf ea  ^a  valiiiilv  otf  laf  ^Mi.  Na  mill  o<  4aa^  ^ail  mu^t  a  ^si  Iw  p  jag  «tbai  M 
lil«  mmllmi  widl  Ibi  ii|iiiiiai«ai  ii<  d*  •Kuoa. 
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COMPARABLE  SALE  #     2 


LOCATION: 

GRANTOR : 

GRANTEE: 

DATE  OF  SALE: 

PRICE: 

LAND  AREA: 

FRONTAGE: 

BUILDING: 


161-175  Devonshire  Street,   Boston,  MA 


Edward  J.  Finn  et  al,   Tr. 


Stanton  H.    Zarrow,   Tr. 


DecaT±>er  19,    1985 


$14,500,000 


15,509  SF  * 


116.58  ft.   on  Devonshire  St.,   96.51  ft.   on  Arch  St. 


This  is  a  recently  renovated  11- story  office  building 
with  retail  space  on  the  first  floor   (Designers  Clothing, 
Ltd.)   known  as  the  Ccmpton  Building.     The  property  was 
built  in  1904  and  is  considered  an  example  of  a  tum-of- 
the-centruy  steel  frame  and  a  classic  revival  skyscraper. 
The  structure  encanpasses  59,000  SF  of  space. 


UNIT  PRICE:         $245.76 


Includes  assignment  of  ground  lease  for  45  Milk  Street    (see  deed) 


CASEY    &    DENNIS 

APPRAISERS 

14  Beacon  Street 
Boston,  MA  02108 


f 
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12145      094 
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Edward  J.    fl 

Truataes  of  Devon 
datad  Noveobar  13 
Deeds  *t  Book  960 
Million  Piv«  Hund 
paid,  grant  to  St 
Trust  under  Decla 

"recorded  ^ith  

address  c/o  Tc5~r 
600,  Los  Angeles, 
certain  real  esta 
easenients,  licens 
belonging  to  or  i 
real  estate)  loca 


DEED 

nn,  John  E.  Murphy  and  Ar 
•hire  Land  Trust,  under  a 
t  1980,  and  recorded  with 
2.  Pago  258,  for  consider 
red  Thousand  no/100  Dolla 
anton  H.  Zarrow,  as  trust 
ration  of  Trust  dated  Dec 
■ar  °-)ol ._  pj 


C*u^- 


»s^^ 


realty    Advisors,    4u0    South 


PARCEL  1 


California  90071,  with  q 
te  (including,  without  li 
ics,  privileges,  heredita.-i 
nuring  to  the  benefit  of 
ted  on  following  parcels 


thur  S.  Loring,,  as 
Declaration  of  Trust 
Suffolk  Registry  of 
ation  of  Fourteen 
r3  ($14,500,000.00) 
eo  of  TCrf  Devonshire 
ember  li^J985, 

^* ."with  an 

Hope  Street,  Suite 


uitclaia  covenants 
nutation,  all 
lents  and  appurtenances 
or  appL;rtenant  to  such 
of  land: 


thereon)  now  known  and  numbered  as  ^os  ^6?-17S^"''■'^^''' 
Street,  being  bounded  and  described  as  follows!  '-"^=''^  =  '-^^^» 
EASTERLY 


on  Devonshire  Street,  96.23  feet; 

on  land  now  or  formerly  of  Sa=.uel  Eliot  at 

:'^rijr:^nr'6^ri2 1-^.—^  P-t^^hr^h 

on  Arch  Street,  96.10  feet; 

till]    ^^^''  ^^'    ^'""  running  through  .  brick 

licate'd':i^h^r:„":'p?In  d^rl:n"^rwi^[ia^"s^-"cr'  T'^    ^  - 

co2rt":nd  ill:'.  r:hi°La^r^;.rr"^^-  -"  --"-  '^^-• 

A.  a  copy  of  a  p^rt  o^  o^whi:^'  ^filaH  ^"i"  "  "''"   ^^-    '^^*^- 
Title  NO.  48209  issued  by  the  Su  fol   p   "''^  Certificate  of 
Land  Court.   Beino  th«  iLh  !  ^""ol''  Registry  District  of  the 
Of  Title  N^  Jti^.'  "  ^•'"''  <^°^  =  ^'bed  in  Land  Court  C.rtificat. 


SOUTHERLr 

WESTERLr 
NORTHERLY 

WESTERLY 

NORTHERLY 


8 


( 


i 
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PARCEL    2 

The  land  situated  on  the  westerly  side  o£  Devonshire  Street 
(inclusive  of  the  building  and  inprovements  thereon)  now  known 
and  nuaoered  as  159  Devonshire  Street  in  said  Boston,  being  shown 
on  a  plan  entitled  'Plan  of  Land  Boston,  Mass",  dated  December 
1,  1930  prepared  by  Harry  R.  Feldnan,  Inc.  recorded  in  Book  9620, 
Page  26,  Suffolk  Registry  of  Deeds,  as  Parcel  4  and  being  bounded 
and  described  according  to  said  plan,  as  follows: 

EASTERLlf  on  Devonshire  Street,  by  two  lines  measuring 

4.77  feet  and  15.58  feet; 

by  Parcel  1  shown  on  said  plan,  25.27  feet; 

by  Parcel  3  shown  on  said  plan,  by  three  lines 
measuring  5.85  feet,  10.17  feet,  and  7.10 
feet; 

by  said  Parcel  3,  38.67  feet; 

on  Arch  Street,  0.5  feet;  and 

on  land  described  in  Land  Court  Certificate 
of  Title  No.  93456  (as  shown  on  said  Land 
Court  Plan  No.  19943-A  by  three  lines 
measuring  42.71  feet,  0.5  feet  and  23.79  feet, 
said  lines  running  in  part  through  a  brick 
wall. 

45  Milk  Street 

The  following  described  parcels  of  land  situated  in  Boston, 
Suffolk  County,  Massachusetts  (exclusive  of  the  building  thereon) 
being  shown  on  a  plan  entitled  'Plan  of  Land  Boston,  Mass.*, 
dated  Decemoer  1,  1980,  prepared  by  Harry  R.  Feldoan,  Inc., 
recorded  in  Book  9620,  Page  26,  Suffolk  Registry  of  Deeds,  as 
Parcels  1  and  3: 

PARCEL  1 

The  land  situated  on  the  southerly  side  of  Milk  Street  between 
Devonshire  Street  and  Arch  Street  In  said  Boston,  now  known  and 
numbered  as  45  Milk  Street,  being  shown  as  Parcel  I  on  said  plan 
and  being  bounded  and  described,  according  to  said  plan,  as 
follows: 


NORTHERLY 

WESTERLY  AND 
NORTHWESTESLY 


NORTHERLY 

WESTERLY 

SOUTHERLY  A.SD 
EASTERLY 


* 


j^-^ 


=  |#ii^ 
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>a>ufei«V^ 
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BOKTHERLt 

KESTERLT 

SOTTHERLT  and 
VZSTERLX 

EASTERLlf 
PAJ»CEL  2 


on  Hilk  Str««t,  83.67  faat; 

on  Acch  Straat,  91.70  faetj 

by  P«rc»l»  3  and  4  shown  on  aald 

plan,  by  three  lines  measuring  47.25  feat, 

5  feet  and  26.34  feet;  and 

on  Devonshire  Street,  90.07  faet. 


p.  land  situated  on  the  easterly  aide  of  Arch  Street  in  .aid 
Boston  now  known  and  numbered  as  18  and  20  Arch  Street,  bei-g 
s.^wn  as  Parcel  3  on  said  plan  and  being  bounded  and  deacrited, 
according  to  said  plan,  as  follows: 


WESTERLY 

SC"THERLlf 

EASTERLY  and 
SO  JTH  EASTERLlf 

NCRTHERLT  and 
EASTERLY 


on  Arch  Street,  24.83  feet; 

by  Parcel  4  shown  on  said  plan,  38.67  feet; 

by  said  Parcel  4,  by  three  lines  measuring 
5.85  feet,  10.17  feet  and  7.10  feet;  and 

by  Parcel  1  shown  on  said  plan, 

by  three  linos  neasuring  1.07  feet,  5  feet 

and  47.25  feet. 


Being  the  same  premises  as  conveyed  to  the  Grantor  by  Deed 
£ro«  CDH,  Inc.  dated  December  16,  1980  recorded  with  Suffolk  -- 


Registry  of  Deeds  at  Book  9620,  Pages  36r  Ceed  tram  C*M,  Inc Lfl^ltL 

dated  December  16,  1980  recorded  with  Suffolk  Registry  of  Deeds   ^ 
at  Book  9620.  Page  47,  and  by  Deed  from  J^  f.  M.q^/^s  Trustee    '^ 
of  -ater  Street  Trust-E  dated  December  _a.,  1985  recorded  Iwith 
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Grantor's    title    see    also   Certiticata    o£    title   No.    93456 
registered   on   January    16,    1981. 


For 


EXECUTEO  as  a  sealed  Instrument  this 


1935. 


day   of   Oeceobar, 


/. 


<^:    C 


:^^a. 


Jor.n    E.    Murpny,    as   Trustee   of 
Devonshire    Land   Trust   and 
'not    Individually. 


CoBnonweal  th   of   Massachusetts 
Suffolii   County 


Drcf-MW.'   \\ 


1985 


Then  personally  appeared  the  above-named  John  E.  Murphy  and 
acknowledged  the  foregoing  instrument  to  be  his  free  act  and  deed 
and  his  free  act  and  deed  as  such  Trustee,  j3A-(:re  ate, 


Notary  PuaJ  ic  /    i7 
My  Commissiorv  Expites 


.:.t ;.-» 


Exc/sa   ^fa^ps  /nfhe  amcant  cf  *33oc!a<i 
^l.l^Z  ^     .^"^  "''  ""^^-^Port  of  i-hls  d^cL 
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COMPARABLE  SALE  #  3 
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COMPARABLE  SALE  #     3 


LOCATION:        100  Franklin  St.,   Boston,  MA 


GRANTOR:        Edward  J.  Finn  et  al 


GRATJTEE: 

DATE  OF  SALE: 

PRICE: 

LAND  AREA: 

FRONTAGE: 

BUILDING: 


William  M.    Samier,  Tr. 


December  12,    1985 


$15,000,000 


12,000  SF 


127.04   ft.   on  Franklin  St.,    109.31  ft.    on  Arch  St., 
107.76  on  Devonshire  St. 

This  is  a  nine-story  and  mezzanine  building  constructed 
in  1903.     The  exterior  finish  is  limestone  and  marble. 
Bank  of  New  England  is  the  principal  tenant  occupying 
20,264  SF  in  the  first  floor,  mezzanine  and  basement, 
which  contains  safe  deposit  vaults.     Net  rentable  area 
is  96,839  SF.     The  building  was  most  recently  upgraded 
in  1979. 


UNIT  PRICE: 


$155.00  PSF 


CASEY    &    DENNIS 

APPRAISERS 

14  Beacon  Street 
Boston,  MA  02108 
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Edward  J.  Finn,  John 
Trustees  of  Devonshire  La 
dated  November  13,  1980  a 
of  Deeds  at  Boole  9602,  Pa 
Million  and  no/100  Dol-lar 
Hilliarfi  M.  Sommer,  as  Tru 
Declaration  of  Trust  date 
Suffollt  Registry  of  Deeds 
address  896  Beacon  Street 
quitclaim  covenants  that 
tho  building  thereon)  now 
Street  and  201  Devonshire 
on  a  plan  entitled  "Plan 
11,  1979,  drawn  by  Harry 
Registry  of  Deeds  in  Book 
bounded  and  described,  ac 


SOUTHERLY 

WSSTiSLY 

NORTHZSLY 

NORTHEASTERLY 

HORTHERLY 

NORTHWESTERLY 
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suffotn  ntcii:n(  or  oetoj 


DEED  D:cl2   4  loPH'BS 


E.  Murphy  and 
nd  Trust  under 
nd  recorded  wi 
ge  258,  for  co 
s  (515,000,000 
stee  of  Frankl 
d  September  20 
,  at  Doejc  — 
,  Boston,  Mass 
certain  parcel 
known  as  and 
Street,  Dosto 
of  Land,  Bosto 
R.  Feldman,  In 
93^6,  Page  20 
cording  to  sai 


Arthvii^rJC  .Xor**^?^ 

Declas*,tion  of  Tflist 
th  Suffolk  Registry 
nsideration  of  Fifteen 

00)  paid  grant  to 
in  Street  Trust  under 
,  1985  recorded  with 
Pjqe    ^^/?,with  an 
achusetts  02215,  with 

of  land  (together  with 
nu."nbored  100  Franklin 
n,  Massachusetts,  shown 
n,  Mass.",  dated  December 
c,  recorded  with  SuffoDc 
5,  being  more  particularly 
d  plan,  as  follows: 


by  Franklin  Str«at,  on  m  curved  line   /' 
having  a  radius  of  three  hundred      , 
ninety-three  (393.00)  feet,  one 
hundred  twenty- seven  and  C4/100 
(127. Ci)  feet; 

by  Arch  Street,  one  hundred  nine 
•nd  31/lCO  (109.31)  feet; 

by  land  now  or  formerly  of  tho 

Trustees  of  Unity  Building  Trust, 
on  a  lino  running  through  «  party 
wall,  twenty-seven  and  64/100 
(27.64)  feet;   

by  said  land  now  or  formerly  of  the 
Trustees  of  Unity  Building  Trust, 
•long  the  face  of  •  wall,  17/100 
(0.17)  feet;   ,7;;^  ".__.. 

by  said  land  now  or  formerly  of  the 
Trustees  of  Unity  Building  Trust, 
along  the  face  of  a  wall,  twenty- 
five  and  50/100  (25.50  feet); 

by  said  land  now  or  formerly  of  the 
Trustees  of  Unity  Building  Trust, 

along  the  face  of  a  wall,  15/100 

(0.15)  feet; 
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by  said  land  now  or  formerly  of  th« 
Trustees  of  Unity  Building  Trust, 
on  a  line  running  through  4  party 
wall  thirty-six  and  92/100  (36.92) 
feet;  and 

by  Devonshire  Street,  ona  hundred 
seven  and  76/100  (107.76)  feet. 

Being  the  sam«  premises  as  conveyed  to  the  Grantor  by  Deed 
from  Corimed  Jewish  Phi  lant.'iropies  of  Greater  Boston,  Inc.  dated 
January  26,  1981  recorded  with  Suffolk  Registry  of  Deeds  at  Bco)< 
9660,  Pago  203  and  by  Deed  from  .^Vn  'g.  Au^^V- .  as  Trustee  of  Water 
Street  Trust-B  dated  Decerier  \'L~.    1935  retorde 
Registry  of  Deeds  a:)t  Book  ,  Page  


ied  with  Suffolk 


1985. 


EXECUTED  as  «  sealed  Instrument  this  \T^  day  of  December, 


^ 


evo.-.shire  Land  Trust' and 
not  Individually 


cc:":::.-..'i.ALTH  or  M.:i3SAc:-:usETr3 

SU~;Ci:<  COUNTY 


Vux3-^A 


i2r_ 


1935 


Then  personally  appnared  the  above  naned  /\\va  ^.VttA\V^ 
•  nd  ack.-.owledged  the  foregoing  instru.-.ent  to  be  .h  1  s  £  r  e  e  *  ad 


deed  and  his  free  act  and  deed  as  such  T 


d(t   and 


»ry   Fi^olix:  y 

>My  Commissiibn   Exoires 

KTf  [:•  .*:::u  cjuiiis  m.  is.  issi 


4^ 


I 


c 


i 


<l 


m 


I 


PHOTO 


COMPARABLE  SALE  #    4 


COnPARABLE  SALE  #     4 


LjOG\TION:        65-71  Franklin  Street 


GRANTOR:        Martin  S.   Barman  and  Lila  Gross 


GRATJTEE:        Mack  Rogue  et  al 


DATE  OF  SALE:        J^^  18,    1985 


PRICE:        $2,500,000 


LAND  AREA:        ^'^^^  ^F 


FRONTAGE ; 


51.76'   on  Franklin  Street,    107.26'   on  Arch  Street 


BUILDING:        ll^is  is  a  5-story  and  basonent  building,   circa  1900,  which 
contains  4,800  SF  per  floor,  or  a  total  area  excluding 
the  basement  of  24,000  SF.     At  present  there  is  a  gut 
rehabilitation  program  underway.     The  first  floor  is 
retail  space  with  offices  above. 


UNIT  PRICE:  $104.00  PSF    (shell  cost) 


CASEY    &   DENNIS 
APPRAISERS 

14    Beacon    Street 
Boston,    MA    02108 


i^. 


^ 


11663      309 
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We.  HARTIN  5.  PERMAN  AND  LILA  GRO^S  for  cons  Irl^raMon  paid, 
and  In  full  consideration  of  TWO  MILLION  FIVE  HUNORKD  THOUSAND 
AND  NO/IOOTH.S  ($2,500,000.00)  DOLLARS  grant  to  Mark  Pogup, 
Wllllan  C.  DuvfiU  anrt  John  B.  Hyne?i,  III,  as  Trustees  oT  fS 
FRANKLIN  TRUST  u/d/t  dated  June  6,  igSS  and  recorded  with  the 
Suffolk  County  Registry  of  Deeds  concurrently  herewith,  having 
an  office  c/o  Lincoln  Property  Conpany,  C.S.E.,  Inc.,  One  Post 
Office  Square,  Boston,  Massachune t ts  02109  with  OUITCLAIM 
COVENANTS: 

A  certain  parcel  of  land,  with  the  biillrtlnRs  thereon 
situated  In  Boston,  Suffolk  County,  Massachusetts,  now  known  as 
and  nunhered  65-71  Franklin  Street  and  fl^-PS  Arch  .Street,  and 
shown  on  a  Plan  dated  July  17,  l^lft,  by  A'lplnwal  A  Lincoln, 
Civil  Engineers,  recorded  with  said  Deed.i  in  Book  of  Plans  72?R. 
Plan  71. 

Said  parcel  Is  bounded  and  rto.-.crlhed  as  follow^: 


1\ 


1' 


SOUTHWESTERLY:   by 


NORTHEASTERLY:   on    Franklin  Street,  fifty-one  and 

76/100  (51.76)  feet;  and 

SOUTHEASTERLY:   on    Arch  .Street,  one  hundred  .aeven 
^  and  26/100  (107.26)  feet;  and 

ft  passageway  leading  fron  Arch 
Street  to  Hawlcy  Street, 
forty-one  and  OQ/lOO  Cll.Oq) 
feet  ;  and 

NORTHWESTERLY:   by    land  now  or  fornerly  of  President 

and  Fellows  of  Harvard  College  by 
a  line  running  through  the  middle 
of  a  twenty  (?0)  Inch  wall,  one 
hundred  four  and  12/100  (lOtl  12) 
feet. 


^%.. 


Or  however  otherwl.-^e  anld  prenlses  nay  be  hounded  or 
described  and  by  any  or  all  of  .aal.d  neasurenents  nore  nr  less. 

Said  prenlsea  are  hereby  conveyed  subject  to  a  grant  to  the 
Boston  Edison  Conpany  dated  April  29,  iglJft,  recorded  with  said 
Deeds  In  Book  62214,  Page  56"^. 

Said  prenlses  nbovo  described  are  hereby  conveyed  together 
with  all  the  right,  title  and  interest,  If  any.  In  and  to  that 
portion  of  a  certain  passageway  known  as  Snow  Place  running  fron 
Arch  Street  to  Hawley  Street  In  the  rear  of  65-71  Franklin 
Street,  conveyed  by  Simmons  College  to  Wllllan  J.  Stober  and 
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s-Mtl, 
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those  claiming  title  under  him  {«s  their  Intepeata  nay  appear  as 
owners  or  the  premises  65-71  Pranklln  Street  and  f^-RS  Arch 
Street,  Boston)  by  deed  dated  June  7,  1957,  recorded  with  said 
Deeds  in  Book  72H3,  Page  58. 

Said  premises  are  hereby  conveyed  subjert  to  and  with  the 
benefit  of  easenents,  passageway  rights  and  other  rights  of 
record,  insofar  as  the  same  nay  now  be  in  force  and  applicable. 

For  reference  to  our  title  see  Deed  from  Roherr.a  E.  Happ, 
aa  Trustee  of  PRANKLIN-ARCH  TRUST  to  Martin  S.  Bernan  and  Harry 
M.  Shuman,  dated  August  2,  197'^,  and  recorded  with  said  Deeds  In 
Book  B650,  Page  37  and  Deed  from  Harry  M.  Shunan  to  Llla  Gross 
dated  September  10,  1976  and  recorded  with  said  Deeds  In  Book 
9057,  Page  6145.  _. 

witness  our  hands  and  seals  this   fV    day  of  June,  19''5. 


P 
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Jh-'li 


If' 


If    A 


k\ 


'rf-jmaA- 


M.  I'a  Gross 


■   ^■^izl.^\<l_-^ 


COMMONWEALTH  0?   MASSACHUSETTS   ) 

) 
COUNTY  OP  SUFFOLK  ) 

On  this   ' V     day  of  June,  19fi5,  before  me  personally 
appeared  MARTIN  S.  BERMAN  to  ne  known  to  be  the  person  described 
In  and  who  executed  the  foregoing  Instpun^nt,  andl  arjtnowl edged 
that  he  executed  the  sane  as  hj_»^  fre^  ar^  /  aryi /idef 

^11/ 


Notary    Public    V    HtiL  B.  U.v.ik-on 
''y iJ^Onnlsslon    Expires: 


-''  'C.  19^3 


COMMONWEALTH  OP  MASSACHUSETTS   ) 

) 
COUNTY  OP  SUFFOLK  ) 


0"  '^^^   l-^    (lay  of  June,  19^5,  before  me  personally 
ippeared  LILA  GROSS  to  me  known  to  be  the  person  described  In 
and  who  executed  the  foregoing  Inst^nent,  and  aQlnoj/ledged  that 
she  executed  the  same  as  her  fTte  aCt^  an.i3^(t*,«d^     ' 


*  NEIL  R.  tA.-XCON 
My  Commission  Expires:  


ovc^A 


My  Co.i;r.i.is;:n  Lipi.ei  C:::;of  2«.  19^ 


I 
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COMPARABLE  SALE  #      5 


COMPARABLE  SALE  #  5 


LOCATION:   197-199  State  Street,  Boston,  MA 


GRANTOR:   Michael  E.  Deluty,  Tr. 


GRATJTEE:    ■'-^^  State  Street  Limited  Partnership 


DATE  OF  SALE:   January  7,  1985 


PRICE:    $2,400,000      (Mortgage  $3,500,000) 


U\ND  AREA:    ^'250  SF 


FRONTAGE:    25  ft.  on  State  Street,  25  ft.  on  Central  Street 


BUILDING:  This  is  a  5-story  granite  structure  containing  retail 
space  on  the  first  floor  and  offices  above.  Full  lot 
coverage.  Gross  floor  area  16,250  SF. 


UNIT  PRICE:    $147.69 


CASEY  S  DENNIS 

APPRAISERS 

14  Beacon  Street 

Rnc:+-nn  .  MA  09  103 


i 


1^1*1.. 


C\J 


From:   Michael  E.  Deluty,  Trustee  of  the  Ninja  Realty 
Trust  under  a  Declaration  of  Trust  dated  March 
17,  1969  recorded  with  Suffolk  County  Regiatry 
of  Deeds,  Book  8335,  Page  666  of  Boston,  Suffolk 
County,  Massachusetts  for  consideration  of 

Two  Million  Four  Hundred  Thousand  and  00/100 

I 

(32,400,000.00) 

Grants 

To:     199  State  Street  Limited  Partnership,  McNeil 

t    Associates,  Inc.,  sole  general  partner 
Uj«iTui«..J  ha..     «>c*jo 

The  land,  with  the  buildings  thereon,  situated  at  and 

now  numbered  197-199  State  Street  in  Boston,  Suffolk 

County,  Massachusetts,  shown  as  Lot  7  on  a  plan  made 

by  Alexander  Wadsworth,  recorded  with  Suffolk  Deeds, 

Book  718  End,  and  bounded  and  described  as  follows: 

NORTHERLY     On  State  Street  as  shown  on  said  plan, 
there  measuring  twenty-five  (25)  feet; 

'  WESTErJ-Y      By  Lot  nur-iered  6  on  said  plan  by  a  line 
I.  through  the  center  of  the  brick  partition 

wall  there  measuring  one  hundred  thirty 
;■  (130)  feet; 

!■' 

^'SOUTHERLY    By  Central  Street  as  shown  on  said  plan, 

I  there  measuring  twenty-five  (251  feetj  »nd, 

.EASTERLY     By  Lot  numbered  8  on  said  plan  by  a  line 

II  through  the  center  of  the  brick  partition 
i;            wall  measuring  one  hundred  thirty  (130) 

11  feet. 

j  Being  the  premises  conveyed  to  the  Grantor  by  Riverside 

I 

lilnc.,  by  deed  dated  December  31,  1969  recorded  with 


-  1 


.Ul  .  >i.  .i.i 


'/y/^r 


"■  'vr'.ii'i-i'ii'imi 


i 
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PHOTO 
COMPARABLE  SALE  #      6 


COriPARABLE  SALE  #   6 


LOCATION:        181-183  State  Street,  Boston,  MA 


GRANTOR:        Steven  T.  Watchmaker  et  al,   Tr. 


GRArJTEE:        Sally  Srtart,   Tr. 


DATE  OF  SALE:        January  30,   1984 


PRICE:        Deed  states  less  than  $100,  no  stanps 
$3,200,000  per  Grantee 

LAND  AREA:        3,250  SF 


FRONTAGE:        25  ft.   on  State  Street,    25  ft.   on  Central  Street 


BUILDING:        Seven-story  granite  building  with  retail  on  the  first 

and  offices  above.     Full  lot  coverage.     Gross  floor  area 
is  21,700  SF. 


UNIT  PRICE:        $147.46  PSF 


CASEY    &   DENNIS 
APPRAISERS 

14    Beacon    Street 
Boston,    MA    02108 


f 


f 


QUITCLAIM    DEED 


r»rr»T- 


loi^li^ 


5TEVEN  J.  WATCHMAKER  an 
ASSOCIATES  REALTY  TRUST 
August  12,  1983  and  rec 
[)eeds  in  Book  10482  at 
183  State  Street,  Dosto 
SMART,  Trustee  of  State 
Declaration  o£  Trust  da 
herewith,  with  QUITCLAI 
buildinga  thereon  now  k 
Street,  Boston,  and  bel 
follows: 


d  NEIL  ZAIS,  Trustees  of  STATE  STREET 

under  a  Declaration  of  Trust  dated 
orded  in  Suffolk  County  Registry  of 
Page  114  and  having  a  mailing  address  at 
n,  Massachuaet ts  02109,  grants  to  SALLY 

Street  183  Nominee  Trust  under  a 
ted  January  5  I  ,  1984,  and  recorded 
M  COVENANTS  the  land  together  with  the 
nown  and  nuabcrcd  thereas  181-183  Stata 
ny  more  particularly  described  as 


^^ 


P^ 


rt-' 


I 


That  lot  of  land  with  the  buildings  thereon  in  Boston,  County 
of  Suffolk,  and  said  Comnonweal th ,  shown  as  Lot  #3  on  a  plan 
■ade  by  Alexander  Wadsworth  entitled  "Plan  of  a  Portion  of  the 
^  Properties  of  Long  WTiarf  or  Boston  Pier   and  the  Central  Wharf 
Wet  Dock  Corp."  recorded  with  Suffolk  Deeds  in  Book  718  at  Page 
313  (end)  and  bounded  and  described  as  followsi 

NORTHERLYi     on  State  Street,  extended  as  shown  on  said  plan 

twonty-five  (25)  feet: 
WESTERLYi      by  Lot  1  and  Lot  2  on  said  plan  by  a  line 

through  the  centre  of  the  partition  wall,  on« 

hundred  thirty  (130)  feetj 
BOUTHERLYi     by  Central  Street  extended  as  shown  on  said  plan 

twenty-five  (25)  feet;  and 
tASTERLYi      by  Lot  4  on  said  plan  by  a  line  through  the 

centre  of  the  parition  walla,  one  hundred  thirty 

(130)  feet; 

together  with  the  rights,  easements,  privileges,  and 
appurtenances,  and  subject  to  the  agreements,  at ipulat iona, 
restrictions  and  provisions  to  which  said  lot  of  land  ia 
entitled  or  subjected  of  record. 

Being  the  same  premises  conveyed  to  tha  Grantors  by  deed 

recorded  in  Book  10482  at  Page  117. 

The  consideration  for  tha  within  transfer  ia  less  than  One 
Hundred  (ilOO.OO)  Dollars. 


Each  of  the  undersigned  do  hereby  warrant, 
certify  that  they  are  the  sole  Trustees  of  sai 
said  Trust  has  not  been  altered,  amended,  revo 
and  is  in  full  force  and  effect,  that  State  St 
a  Ma88achu8ef,,p^lBited  Partnership  of  which  t 
are  the  sole  general  partners,  is  and  has  been 
creation  of  said  Trust,  the  sole  beneficiary  o 
that  tha  undersigned  have  been  authorized  and 
beneficiary  to  execute,  acknowledge,  and.deliv 
dead  for  tha  consideration  herein  atated 


repreaent,  and 
d  Trust,  that 
ked  or  terminated 
reet  Associatea. 
ha  undersigned 

aince  tha 
f  said  Trust,  and 
directed  by  said 
er  tha  within 


1984 


WITNESS  our  hands  and  seals  this  ^O  day  of  January, 


STATE  STREET  ASSOCIATES  REALTY  TRUST 


B^3» , 

S.'a'ElN  J.  WATCHMAKER,  TRUSTEE 


^ 


/^BYi,-  —  C- 

^^ C^^M&ii^   BAISr  fRUS- 


STEE 


! 


T 
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The  land  \ 
181-183  State 

on  a  plan  by 
the  Properties 
Ket  Dock  Corp. 
( End )  being  mo 

NORTHERLY: 


WESTERLY: 


SOUTHERLY: 


EASTERLY: 


K?, ...  ''""''^"9''  thereon  now  known  a.  and  nu-berad 
Street,  Boston,  Massachu.etts ,  shown  as  Lot  Bo   3 

Alexander  Wsdsworth  entitled  'Plan  of  a  Portion  of 

Of  the  long  Kh.rf  or  Boston  Pl.r  and  Central  Vharf 

recorded  with  Suffolk  Deeds  at  Book  718,  Page  313 

re  particularly  bounded  and  descrioed  as  foUoCsi 

on  State  Street  eitended  as  shown  on  said 
plan,  twenty-five  (25)  feet; 

by  Lot  1  and  Lot  2  on  said  plan  by  a  line 
through  the  centre  of  the  partition  wall,  one 
hundred  thirty  (130)  feet; 

by  Central  Street  extended  as  shown  •  on  said 
plan,  twenty-five  (25)  feet;  and 


Lot  4  on  said  plan  by  a  line  through  th 


by  Lot 
ce 

th 


e 
ed 


20,128(21) 
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U.S.  Department 
of  the  Interior 

iHational  Park  Service 


l» 


Reprinted  April,  1982 

Deparcnent  of  the  State  Secretary 

Niassachusetts  Historical  Conmission 

Michael  Joseph  Connolly,  Chairman 


im  SECRETARY  OF  THE  INTERIOR'S- 


STANDARDS  FOR  REHABILITATION 

and  Guidelines  for  Rehabilitating 
Historic  Buildings 


I 


MASSACHUSETTS 

HISTORICAL 

COMMISSION 


m 


"a«habilitattion   laeaas    the   process    of    raturning    a   property    to 
a    state   of    utility,    through   repair    or    alteration,    which   makes 
possible   an   efficient    contemporary   use   while    preserving    those 
portions    and    features   of    the   property   which   are    significant 
to    its    historic,    architectural,    and    cultural   values." 

The    following   "Standards    for   &ahabllitatlon"    shall   be    used 
by    the    Secretary    of    the    Interior   when    determining    if    a 
rehabilltatloD  project   qualifies    as    "certified   rehabilitation" 
pursuant    to    the    Tax  Reform  Act   o-f    1976,    the    Revenue    Act 
of    1973,    and    the    Economic   Recovery    Tax  Act    of    1981.       These 
standards    are    a   section   of    the    Secretary's    "Standards    for 
Historic   Preservation   Projects"    and    appear    in   Title    36    of    the 
Code    of    Federal    Regulations,    Part    67    (formerly    36    C7R   Part 
1208). 

1.  Every  reasonable  effort  shall  be  made  to  provide  a  compatible 
use  for  a  property  which  requires  mtn'tTnal    alteration  of  the  building, 
structure,  or  site  and  its  environment,   or  to  use  a  property  for  its 
originally  intended  purpose. 

2.  The  distinguishing  original  qualities  or  character  of  a  building, 
structure,  or  site  and  its  environment  shall  not  be  destroyed.      The 
removal  or  alteration  of  any  historic  material  or  distinctive 
architectural  features  should  be  avoided  when  possible. 

3.  All  buildings,   structures,   and  sites  shall  be  recognized  as 
prodiicts  of  their  own  time.     Alterations  that  have  no  historical 
basis  and  which  seek  to  create  an  earlier  appearance  shall  be 
discouraged. 

4.  Changes  iriiich  may  have  taken  place  in  the  course  of  time  are 
evidence  of   the  history  and  development  of  a  building,    structure,   or  . 
site  and  its  environment.     These  changes  may  have  acquired 
significance  in  their  ova  right,   and  this  significance  shall  be 
recognized  and  respected. 

5.  Distinctive  stylistic  features  or  examples  of  skilled 
craftsmanship  which  characterize  a  building,    structure,   or  site  shall 
be  treated  with  sensitivity. 

6.  Deteriorated  architectural  features  shall  be  repaired  rather   than 
replaced,   wherever  possible.      In  the  event  replacement   Is  necessary, 
the  new  material  should  match  the  material  being  replaced   in 
composition,   design,  color,    texture,   and  other  visual  qualities. 
Repair  or  replacement  of  missing  architectural  features   should  be 
based  on  acciirate  duplications  of  features,    substantiated  by  historic, 
physical,   or  pictorial  evidence  rather   than  on  conjectural  designs  or 
the  availability  of  different  architectural  elements  from  other 
buildings  or  structures. 


( 


« 


7.     Tb«  surface  cleaning  of  scructures  shall  be  uodertaken  vlth  Che 
gentlest  means  possible.      Sandblasting  and  other  cleaning  methods 
Chat  will  damage  the  historic  building  materials  shall  not  be 
undertaken. 

3.     Every  reasonable  effort  shall  be  made  to  protect  and  presezire 
archeological  resources  affected  by,   or  adjacent  to  any  project. 

9.      Contenporary  design  for  alterations  and  additions  to   existing 
properties  "i^a  1 1   not  be  discouraged  when  such  alterations  and 
additions  do  not  destroy  significant  historical,   architectural  or 
cultural  material,   and   such  design  is  compatible  with  the  size, 
scale,   color,  material,   and  character  of  the  property,   neighborhood 
or  environment . 

10.     Wherever  possible,  new  additions  or  alterations  to   scructures 
shall  be  done  in  such  a  manner  that  if  such  additions  or  alterations 
were  to  be  removed  In  the  futxire,   the  essential  fora  and  integrity 
of  the  structure  would  be  unimpaired. 


GUII3ELI2IZS  FOR  AF7L7ING  THE  SEOETAJfT  OF  THE  HITZHIOR'S   STA2n}ARDS   FOR 

RZHASILnATION 

The  foUoving  guidelines  are  designed  to  help  individual  property 
owners  formulate  plans  for  the  rehabilitation,   preservation,    and 
continued  use  of  historic  buildings  consiscent  with  the  intent  of 
the  Secretary  of   the  Interior's  "Standards  for  Rehabilitation. "     The 
guidelines  pertain  to  buildings  of  all  occupancy  and  construction 
types,   sizes,   and  materials-      They  apply  to  permanent  and  temporary 
construction  on  the  cxterio::    and  interior  of  historic  buildings  as 
well  as  aew  attached  or  adjacent  construction. 

Techniques,   treatments,  and  methods  consistent  with  the  Secretary's 
"Standards  for  Rehabilitation"  are  listed  in  the  "recommended"  column 
on  Che  left.     Not  all  recommendations  listed  under  a  treatment  will 
apply  Co  each  project   proposal.     Rehabilitation  aoproaches,   materials, 
and  methods  which  may  adversely  affect  a  building's  architectural  and 
historic  qualities  are  listed  in  the  "not  recommended"  column  on  the 
right.      Every  effort  will  be  made   co  usdace  and   expand   Che  guidelines 
as  ariditional   techniques   and   Creacaencs  become  known. 

Specific   informacion  on  rehabllitacion  and   preservacion  Cechnology 
may  be  obtained  by  writing  Co  Che  Technical  Preservacion  Services 
Division,  Hacional  Park  Service,   U.S.  Deparraenc  of  Che  Incerior, 
Washlngcon,   D.C.    20240,   or   Che  appropriace  Scace  Historic  Preservation 
Officer.     Advice   should  also   be  sought   from  qualified  professionals. 
Including  architects,   architecraral  historians,   and  archeologiscs 
skilled   In' the  preservation,    restoration,   and  rehabilitation  of  old 
buildings. 


) 
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BOSTON   LANDMARKS   COMMISSION   -   STANDARDS   AND  CRITERIA 

Introductory  Statement  on  Standards  and  Criteria  to  be  Used  in 
Evaluating  Applications  for  wer;>ricaces 


Per  Sections  4,   5,  6,  7  and  8  of  the  enabling  statute  (Chapter  772 
of  the  Acts  of  197S  of    the  Commonwealth  of  Massachusens  ) 
Standards  and  Criteria  must  be  adopted  for  each  Landmark  Designation 
which  shall  be  applied  by  the  Commission  in  evaluating  proposed 
changes  to  the  property.     Before  a  Certificate  of  Design  Approval  or 
Certificate  of  the  Exemption  can  be  issued  for  such  changes,   the 
changes  must  be  reviewed  by  the  Commission  with  regard  to  their  con- 
formance to  the  purposes  of  the  statute. 

The  Standards  and  Criteria  established  thus  note  those  features  which 
must  be  conserved  and/or  enhanced  to  maintain  the  viaoility  of  the 
Landmark  Designation.     The  intent  of  these  guidelines  is'to  help 
local  officials,   designers,   and  individual  property  fiwners  to  identify 
the  characteristics  that  have  led  to  designation,   ano  thus  to  identify 
the  limitation  to  the  changes  that  can  be  made  to  them.     It  should  be 
emphasized  that  conformance  to  the  Standards  and  Criteria  alone  does 
not  necessarily  insure  approval,   nor  are  they  absolute,   but  any  re- 
quest for  variance  from  them  must  demonstrate  the  reasons  for, 
and  advantages  gained  by,   suc'n  variance.     The  Commission's  Certificate 
of  Design  Approval  is  only  granted  after  careful  review  of  each 
application  and  public  hearing,   in  accordance  with  the  statute. 

As  intended  by  the  statute  a  wide  variety  of  buildings  and  features 
»rt  included  within  the  area  open  to  Landmark  Designation,   and  an 
•dually  wide  range  exists  in  the  latitJde  allowed  for  change.     Some 
properties  of  truly  exceptional  architectural  and/or  historical 
value  will  permit  only  the  most  minor  modifications,   while  for  some 
ethers  the  Commission  encourages  changes  and  additions  with  a 
contemporary  approach,   consistent  with  the  properties'  existing 
features  and  changed  uses. 

In  general,   the  intent  of  the  Standards  and  Criteria  is  to  preserve 
existing  qualities  that  cause  designa^on  of  a  property;   however.   In 
some  cases  they  have  been  so  structured  as  to  encourage  the.  removal 
of  additions  that  have  lessened  the  integrity  of  the  property. 


It  is  recognized  that  changes  will  be  required  in  designated  pro- 
perties for  a  wide  variety  of  reasons,   not  all  of  which  tre  under 
the  complete  control  of  the  Commission  or  the  owners.     Primary  examples 
are: 

a)  Building  code  conformance  and  safety  requirements. 

b)  Changes  necessitated  by  the  introduction  of  modern 
mechanical. and  electrical  syste-ms. 

c)  Changes  due  to  proposed  new  uses  of  a  property. 

Tlje  response  to  these  requirements  may.   In  some  cases,   present 
conflicts  with  the  Standards  and  Criteria  for  a  particular  .property. 
The  Commission's  evaluation  of  an  application  will   be  based  upon  the 
degree  to  which  such  changes  irt  in  harmony  with  the  character  of  the 
property. 

In  some  cases,   priorities  have  been  assigned  within  the  Standards  and 
Criteria  as  »n  aid  to  property  owners  in  identifying  the  most  critical 
design  features. 

The  Standards  and  Criteria  have  bein  divided  into  two  levels:      (1)  those 
general  ones  that  are  common  to  almost  all   landmark  designations 
(with   three  different  categories   for  buildings,    building   interiors   and 
landscape  features);   and  (2)  those  specific  ones  that  apply  to  each 
particular  property  that  is  designated.      In  every  case  the  Specific 
Standard  and  Criteria  for  a  particular  property  shall   take  precedence 
Over  the  General  ones  if  there  is  a  conflict. 


BOSTON    LANDMARKS   COMMISSION 
9  .2    Gtntral   Standards  ard   Criteria 


A.       APPROACH 
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1.  The  desrgn  approach  to  the  property  should  begin  with  the 
premiie  that   the  features  of  historical   and  architectural 
significance  described  within   the  Study   Report  must  b« 
preserved.      In  general   this  will  minimize  the  exterior 
alterations  that  will  be  allowed. 

2.  Charges  and  additions  to  the  property  and  its  environment 
which  have  taken  place  In  the  course  of  time  are  evidence 

of  the  history  of  the  property  and  the  neighborhood."    These 
changes  to  the  property  may  have  developed  significance  in 
their  own   right,   and  this  significance  should  be  recognized 
•nd  respected.      ("Later  integral  features"   shall  be  tnc  term 
used  to  convey  this  concept.) 

3.  Deteriorated  material  or  architectural  features,  whenever 
possible,  should  be  repaired  rather  than  replaced  or  re* 
moved. 

4.  When  replacement  of  architectural  features  is  necessary  it 
should  be  based  on  physical  or  documentary  evidence  of 
original  or  later  integral  features. 

5.  New  materials  should,  whenever  possible,  match  the  material 
being  replaced  in  physical  properties,   design,  color, 
texture  and  other  visual  qualities.     The  use  of  Imitation 
replacement  materials  is  generally  discouraged. 

6.  New  additions  or  alterations  should  not  disrupt  the 
essential   form  and  integrity  of  the  property  and   should  be 
compatible  with  the  size,   scale,   color,  material  and 
character  of  the  property  and  lis  environment. 

7.  Contemporary  design  is  encouraged  for  new  additions;   thus, 
they  must  not  necessarily  be  imitative  of  an  earlier  style 

or  period. 

8.  New  additions  or  alterations  should  be  done  in  such  a  way 
that  if  they  were  to  be  removed   in  the  future,   the 
essential   form  and   integrity  of  the  historic  property 
would  be  unimpaired. 

9.  Priority  shall  be  given  to  those  portions  of  the  property 
which  are  visible  from  public  ways  or  which  it  can  be 
reasonably   inferred  may  be  in  the  future. 

10.       Color  will  be  considered  as  part  of  specific  standards 
and  criteria  that  apply  to  a  particular  property. 

B.       EXTERIOR  WALLS 

I.        MASONRY 

1.  Retain  whenever  possible,   original  masonry  and  morur. 

2.  Duplicate  original  mortar  in  composition,  color,  texture, 
joint  size,   joint  profile  and  method  of  application. 

3.  Repair  and  replace  deteriorated  masonry  with  material  which 
matches  as  closely  as  possible. 

4.  When  necessary  to  clean  masonry,   use  gentlest  method 
possible.      Do  not   sandblast.      Doing   so  changes   the 
visual  quality  of  the  material   and  accelerates  deteriora- 
tion.     Test  patches   should  always  be  earned  out  well   in 
advance  of  cleaning   (Including  exposure  to  all   seasons 

If  possible). 

5.  Avoid  applying  waterproofing  or  water  repellent  coating 
to  masonry,  unless  required  to  solve  a  specific  problem. 
Such  coatings  can   accelerate  deterioration. 

6.  In  general,   do  not  paint  masonry  surfaces.      Painting 
masonry  surfaces  will   be  considered  only  when  there   Is 
documentary  evidence  that  this   treatment  was  used  at 
some  point  in  the  history  of  the  property. 

II         NON-MASONRY 

1.  Retain   and  repair  original  or  later  integral   material 
whenever  possible. 

2.  Retain  and  repair,  when  necessary,  deteriorated  material 
with  material   that  matches. 
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C.       ROOFS 

1.  Preserve  the  integrity  of  the  original  or  later  integral 
roof  shape. 

2.  Retain  original   roof  covering  whenever  possible. 

3.  Whenever  possible,   replace  deteriorated   roof  covering 
with  material  which  matcnes   the  old  in  composition,   size 
shape,  color,   texture,   and  installation  detail. 

4.  Preserve  architectural  features  which  give  the  roof  Its 
character,   such  as  cornices,  gutters,   iron  filigree,  cupolas, 
dormers,    brackets. 

0.      WINDOWS  AND  DOORS 

1.  Retain  original  and  later  integral  door  and  window  openings 
where  they  exist.     Do  not  enlarge  or  reduce  door  and  window 
openings  for  the  purpose  of  fitting  stock  window  sash  or 
doors,  or  air  conditioners.  . 

2.  Whenever  possible,   repair  and  retain  original  or  later 
integral  window  elements  such  as  sash,   lintels,   sills, 
architraves,   glass,   shutters  and  other  decorations  and 
hardware.     When   replacement  of  materials  or  elements  is 
necessary,   it  should  be  based  on  physical  or  documentary 
tvidence. 

3.  On  some  properties  consideration  will  be  given  to  changing 
from  the  original   window  details  to  other  expressions  such 
as  to  a  minimal  anonymous  treatment  by  the  use  of  a  single 
light,   when  consideration  of  cost,   energy  conservation  or 
appropriateness  override  the  desire  for  historical  accuracy. 
In  such  cases,   consideration  must  be  given  to  the  resulting 
effect  on  the  interior  as  well  as  the  exterior  of  the  building. 


PORCHES,   STEPS  AND   EXTERIOR   ARCHITECTURAL   ELEMENTS 

1.       Retain  and  repair  porches  and  steps  that  are  original 

or  later  integral   features   including  such   items  as   railings, 
balusters,    columns,    posts,    brackets,    roofs,   ironwork,   benches, 
fountains,   statues  and  decorative  items. 

SIGNS,    MARQUEES   AND   AWNINGS 

1.  Signs,  marquees  and  awnings  integral  to  the  building  orna- 
mentation or  architectural  detailing  shall  be  retained  and 
repaired  where  necessary. 

2.  New  signs,  marquees  and  awnings  shall  not  detract  from  the 
essential  form  of  the  building  nor  obscure  its  architectural 
features. 

3.  New  signs,  marquees  and  awnings  shall  be  of  a  size  and 
material  compatible  with  the  building  and  its  current  use. 

4.  Signs,  marquees  and  awnings  applied  to  the  building  shall 

be  applied  in  such  a  way  that  they  could  be  removed  without 
damaging  the  building. 

5.  All  signs  added  to  the  building  shall  be  part  of  one  system 
of  design,  or  reflect  a  design  concept  appropriate  to  the 
communication   intent. 

6.  Lettering  forms  or  typeface  will   bi  evaluated   for  the  specific 
use  intended,    but  generally  shall   either  be  contemporary 

or   relate  to  the  period.of  the  building  or  its  later  integral 
features. 

7.  Lighting  of  signs  will  be  evaluated  for  the  specific  use 
intended,  but  generally  illuminaticn  of  a  sign  shall  not 
dominate  illumination  of  the  building. 

8.  The  foregoing  not  withstanding,    signs  tre  viewed  as   the 
most  appropriate  vehicle  for  imaginative  and  creative  ex- 
pression,  especially   in   structures  being   reused   for  purposes 
different  from  the  original,    and   it  is  not  the  Commission's 
intent  to  stifle  a  creative  approach  to  signage. 
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General  Standards  and  Criteria 


PENTHOUSES 

1.  The  objective  of  preserving   the  integrity  of  the  original 
or  later  integral  roof  shape   shall   provide  the  basic  cri- 
teria in  judging   whether  a  penthcjse  can   be  adaed   to  a 
roof.      Height  of  a  building,    prominence  of  roof  form,    and 
visibility  shall  govern  whether  »  penthouse  will  be  approved. 

2.  Minimizing  or  eliminating  the  visual   impact  of  the  penthouse 
is  the  general  objective  and  the  following  guidelines  shall 
be  followed: 

a)  Location  shall  be  selected  where  the  penthouse  Ts  not 
visible  from  the  street  or  adjacent  buildings;   set- 
backs shall  be  utilized. 

b)  Overall  height  or  other  dimensions  shall  be  kept  to  a 
point  where  the  penthouse  is  noi  seen  from  the  street 
or  adjacent  buildings. 

c)  Exterior  treatment  shall  relate  to  the  materials,  color 
and  texture  of  tne  building  or  to  other  materials 
integral  to  the  period  and  character  of  the  building, 
typically  used  for  appendages. 

d)  Openings  in  a  penthouse  shall  relate  to  the  building 
In  proportion,   type  and  size  of  opening,  wherever 
visually  apparent. 

LANDSCAPE   FEATURES 

1.  The  general   intent  is  to  preserve  the  existing  or  later 
integral  landscape  features  that  enhance  the  landtnark  pro- 
perty. 

2.  It  is  recognized  that  often  the  environment  surrounding 
the  property  has  a  character,    scale  and   street  pattern 
quite  different  from  that  existing  when  the  building 

was  constructed.      Thus,   changes  must  frequently  be  made  to 
accommodate  the  new  condition,   and  the  landscape  treatment 
can  be  seen  as  a  transition  feature  between  the  landmark 
and  its  newer  surroundings. 

3.  The  existing  landforms  of  the  site  shall  not  be  altered 
unless  shown  to  be  necessary   for  maintenance  of  the   land- 
mark or  site.      Additional   Inaaforms  will  only   be  considered 
if  tney  will  not  obscure  the  exterior  of  the  landmark. 

4.  Original   layout  and  materials  of  the  walks,    steps,    and 
paved  areas   should   be  maintained.      Consideration   will   be 
given  to  alterations   if  it  can  be  shown   that  better   site 
circulation  is  necessary  and   tnat  the  alterations   will 
improve  this  without  altering  the  integrity  of  the  landmark. 

.5.        Existing  healthy  plant  materials  should  be  maintained   as   long 
as  possible       New  plant  materials  should  be  adaed  on  a  sche- 
dule that  will   assure  a  continuity   in  the  original   land"- 
scape  design  and   its   later  adaptations. 

6.       Maintenance  of,    removal  of,    and  additions   to  plant  materials 
shoi.ld  consider  maintaining  existing  vistas  of  the 
landmark. 


EXTERIOR    LIGHTING 

1.  There  are  three  aspects  of  lighting   related   to  the  exterior 
of  the  building: 

a)  Lighting   fixtures  as  appurtenances   to  the  building 
or  elements  of  architectural  ornamentation. 

b)  Quality  of  illumination  on  building  exterior. 

c)  Interior  lighting  as   seen  from  the  exterior. 

2.  Wherever  integral   to  the  building,   original   lighting   fix- 
tures  shall    be   retained.      Supplementary   illumination   may 

be  added   where  appropriate  to  the  current  use  of  the  building. 
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General  Standards  and  Criteria 


3.       New  lighting  shall  conform  to  any  of  the  following  approaches 
»s  appropriate  to  the  building  and  to  the  Current  or  projected 
use: 

a)  Accurate  representation  of  the  original  period,   based 
on  physical  or  documentary  evidence. 

b)  Retention  or  restoration  of  fixtures  which  date  from 
•n  interim  installation  and  which  art  considered  to  be 
appropriate  to  the  building  and  use. 

c)       New  lighting  fixtures  which  are  contemporary  in  design 
and  which  illuminate  the  exterior  of  the  building 
in  a  way  which  renders  it  visible  at  night  and  com- 
patible with   Its  environment. 

4.  If  a  fixture  is  to  be  replaced,   the -new  exterior  lighting 
shall  be  located  where  intended  in  the  original  design. 

If  supplementary  lighting   is  added,    the  new   location   shall 
fulfill   the  functional   intent  of  the  current  use  without 
obscuring  the  building  form  or  architectural  detailing. 

5.  Interior  lighting   shall  only  be  reviewed  when   its  character 
has  a  significant  effect  on  the  exterior  of  the  building; 

that  is,   when   the  view  of  the  illuminated   fixtures  themselves, 
or  the  quality  and  color  of  the  light  they   produce,    is 
clearly  visible  through  the  exterior  fenestration. 


REMOVAL  OF   LATER   ADDITIONS  AND  ALTERATIONS 

1.  Each   property  will   be  separately  studied   to  determine  if 
later  additions  and  alterations  can,   or  should,   be  removed. 
It  is  not  possible  to  provide  one  general  guideline.  ' 

2.  Factors  that  will  be  considered  include: 

a)  Compatibility  with   the  original   property's  integrity 
in  scale,   m'.tr-.an  and  character. 

b)  Historic  association  with  the  property. 

c)  Quality  in  the  design  and  execution  of  the  addition. 

d)  Functional  usefulness. 
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BOSTON  LANDMARKS  COMMISSION 

DESIGNATION  OF  U.  S.  CUSTOM  HOUSE 

Section  9.0  SPECIFIC  STANDARDS  AND  CRITERIA  (DRAFT) 


The  intention  of  these  standards  is  to  preserve  the  architectural  integrity 
and  appearance  of  the  building,  both  the  original  structure  and  in  the  added 
tower,  which  has  been  carefully  maintained  throughout  its  history.  The 
general  approach  is  to  allow  minimal  change  to  those  elements  which  are 
essential  to  the  architectural  integrity  of  the  building  and  to  encourage  such 
changes  to  other  elements,  or  to  control  them  in  a  manner  that  enhances  the 
appearance  of  the  building. 

1.  BUILDING  MASS 

No  additions  shall  be  permitted  to  the  existing  massing  of  the  building. 

2.  EXTERIOR  WALLS  AND  ROOF 

No  new  opening  shall   be  allowed  within  the  granite  walls. 

Original    basement  openings  which  have  been  closed-in  may  be  reopened,   and 

service  access  to  the  building  shall   be  located  within  the  basement-level 

openings  on  McKinley  Square. 

No  duct  work  or  exposed  conduit  may  be  installed  on  the  exterior  walls. 

Roof  tiles  shall   be  repaired  and  any  necessary  replacements  shall   match 

the  existing  tiles. 

Original   masonry  and  mortar  shall    be  retained  whenever  possible. 

Original   mortar  shall   be  duplicated  in  compostion,  color,   texture,  joint 

size,  joint  profile  and  method  of  application. 

Deteriorated  masonry  shall   be  repaired  and  replaced  with  material  which 

matches  as  closely  as  possible. 

When  necessary  to  clean  masonry,   the  gentlest  method  possible  shall    be 

used.      Sandblasting  is  prohibited.     Test  patches  should  always  be 

conducted  and  examined  through  a  full    set  of  seasons  prior  to  cleaning. 

Waterproofing  or  water  repellent  coating  shall   not  be  applied  to  masonry, 

unless  required  to  solve  a  specific  problem,  since  such  coatings  can 

accelerate  deterioration. 

In  general,  masonry  surfaces  should  not  be  painted.     Painting  masonry 

surfaces  will    be  considered  only  when  there  is  documentary  evidence  that 

this  treatment  was  used  at  some  point  in  the  history  of  the  property. 

3.  TOWER 

Alterations  to  the  existing  enclosure  on  the  observation  deck  should 

attempt  to  minimize  the  visibility  of  the  metal    screening  with 

appropriate  paint  treatment  or  with  non-reflective  metal. 

Dish  antennas  and  similar  communication  devices  are  not  permitted. 

Restoration  of  the  original    revolving  beacon  is  encouraged,   and  should  be 

incorporated  into  the  stainless  steel   cap. 

The  pressed  copper  spandrels  and  grillework  may  be  cleaned  using 

acceptable  techniques  for  preservation  of  exterior  copper. 

The  illuminated  clock  faces  and  hands  are  a  significant  visual    feature  on 

the  city  skyline  and  shall   be  maintained  in  working  order. 

Tne  copper  cresting  above  the  clock  face  level    shall    be  retained,   and 

when  replacement  is  necessary,   identical   material    and  design  shall    be 

used. 
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Fixtures  installed  for  uplighting  of  the  tower  should  be  mounted 
inconspicuously;  the  introduction  of  a  multi-colored  scheme  is  not 
encouraged. 

4.  WINDOWS 

Copper-clad  six-over-six  light  windov;s  exist  under  the  porticos  facing 

India  St.   and  McKinley  Square.     These  original   windows  shall   be  retained 

and  repaired.     Since  the  original   windows  were  metal -clad,  metal 

replacement  windows  for  other  window  openings  are  acceptable,   provided 

they  have  through  muntins  and  duplicate  as  closely  as  possible  the 

configuration,   profile,  and  recess,  and  color  of  the  original   copper-clad 

windows.     Particular  attention  should  be  directed  to  recreating  the 

framing  sections  and  matching  the  finish  in  color.     No  tinted  or 

reflective-coated  glass  shall   be  allowed. 

Replacement  of  the  metal   factory  sash   (dating  to  1950)   in  the  1837 

portion  of  the  building  is  encouraged.     Replacement  windows  may  be 

metal -framed  to  resemble  the  existing  six  pane-over-six  pane  sash  facing 

India  Street,   or  wood-constructed  with  a  through-muntin  assembly,  with 

paint  color  to  match  either  the  condition  on  the  upper  elevations  or  the 

original . 

Existing  basement  level  windows  date  from  the  1916  alterations  to  the 

building  and  should  be  retained. 

Removal  of  the  mesh  grilles  over  the  basement  windows  is  encouraged. 

Should  the  scuttles  below  the  basement  windows  be  proposed  for  removal, 

one  shall  be  maintained  as  evidence  of  their  original  function. 

New  window  grilles  should  be  substantial  in  appearance  and  relate  to  a 

classical  motif  present  elsewhere  on  the  building,  such  as  the  Roman 

grating. 

No  balconies  shall  be  allowed. 

Removal  of  protruding  window  unit  air  conditioners  is  encouraged. 

All  proposals  for  HYAC  equipment  shall  be  reviewed  by  the  Commission,  and 

such  equipment  shall  be  concealed  within  the  integral  architectural 

features  of  the  building. 

5.  ENTRANCES 

The  elaborate  doors  within  the  porticos  at  the  McKinley  Sq.   and   India  St. 

entrances  should  be  cleaned  and  preserved.     The  contemporary  oak  doors  at 

the  flanking  street-level   entrances  and  the  airlocks  may  be  replaced. 

The  design  and  materials  of  replacement  doors  should  relate  to 

classically-inspired  detailing  elsewhere  within  the  building. 

An  appropriate  handicap  access  through  the  street-level   entrance  facing 

Central   St.    is  recommended. 

Exterior  lighting  fixtures  should  be  mounted  within  the  opening  of  each 

entryway.     The  existing  contemporary  fixtures  here  are  inappropriate,   and 

should  be  replaced. 

Replacement  of  the  stair  railings  on   India  St.    is  encouraged,   provided 

that  their  replacements  are  compatible  with  the  architectural   character 

and  dignity  of  the  building. 
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6.  SIGNS 

Wall    plaques  should  be  mounted  into  mortar  joints  and  not  into  the 
masonry,  which  has  remarkably  few  boring  scars  from  signs.     The  use  of 
interior  window  signs,   free-standing  kiosks,  and  banners  is  preferred  to 
wall -mounted  signs. 

Protruding  signs  are  not  allowed.     No  back-lit  signs  shall   be  allowed. 
Awnings  over  window  openings  are  not  allowed.     Canopies  may  be  installed 
over  street-level  entryways. 

7.  MISCELLANEOUS  EXTERIOR  FEATURES. 

Anti-pigeon  devices  shall   be  subject  to  the  review  of  the  Commission. 
Copper  roof  flashing  shall   be  retained  and  repaired  wherever  possible. 

8.  INTERIOR. 

The  designation  applies  to  the  street-level  lobby  and  to  the  full  rotunda 

space  on  the  upper  floors  within  the  original  1837  building. 

The  ceiling  vaulting   of  the  street  level  lobby  shall  be  maintained. 

The  volume  of  the  rotunda  space  shall  not  be  interrupted,  and  all  service 

elements  should  be  located  within  the  street-level  space.  The  design  of 

such  installations  should  reinforce  the  style  of  the  building  or  be  of  a 

restrained  contemporary  design. 

No  original  material  surface  covering  shall  be  removed.  The  marble 

flooring  tiles  shall  be  preserved  and  not  covered  permanently.  The 

granite  or  marble  surfaces  shall  not  be  painted. 

Cleaning  of  the  marble  is  not  encouraged.  If  necessary,  it  should  occur 

with  professional  supervision  and  only  after  careful  evaluation  of  a 

sample  test  patch. 

The  installation  of  replacement  lighting  fixtures  of  a  more  traditional 

design  is  encouraged.  No  exposed  conduit  shall  be  allowed.  Suspended 

fixtures  and  wall  sconces  are  preferable  to  ceiling-mounted  fixtures. 

Relocation  of  the  exposed  sprinkler  system  is  recommended. 

Restoration  of  the  decorative  cast  metal  elevator  door  surrounds  is 

recommended. 

Replacement  of  the  contemporary  flush  metal  elevator  doors  is  recommended. 

The  decorative  iron  stair  rails  (now  painted)  on  the  upper  levels  of  the 

rotunda  should  be  restored  to  their  original  finish  based  on  professional 

conservation  practices. 

Interior  illumination  of  the  dome  should  be  achieved  with  inconspicuous 

fixtures. 

Signs  should  be  respectful  of  the  design  elements  within  the  rotunda; 

contemporary  typeface  and  plastic  signs  are  discouraged. 
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Sc  1    long  axis.    Set  on  high  granite   basement.    Exterior   remarkable    for  its    52  monolithic  Doric 
colum^.    Central   hexastyle   pedimented   porticos,    and   pseudoperipteral   porticos   on   flanking  wings, 
having  engaged   ^/h  columns   separating  each   range   of  windows.    Entries   reached  by  broad   flights 
of   steps.    Early   20th   c.    office    tower   in  Glass.    Bev.  style  now  rises    from    core    of  building,    sur- 
mounted  bjrc^ock  .of_reinforced__£.Qpcrete,    marole   <5t  bronze,    Hotunda   most  notable    interior   feature, 
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Structure  architecturally  significant  as  only  extan 
Boston  work  by  eminent  architect,  as  well  as  most  highl 
develooed  Greek  Revival  edifice  remaining  in  Bcstor,  en 
rare  example  of  major  granite  structure  erected  prior  t 
IS^Os,  designed  &,   built  as  freestanding  structure  ecual 
ly  impressive  from  all  view  points.  Also  important  as 
Boston's  tallest  building  for  many  years  because  of  its 
office  tower  addition  b-/  another  prominent  Boston 
architectural  firm.  Historically  significant- as  stru- 
ture  rich  in  associations  with  Boston's  life' as  seaport 
reflecting  her  emergence  as  number  one  U.S.  port  during 
first  half  of  19th  c."        '         "       " 
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Monumental  in  size  i  scale,  its  lirchitectural  formality  suited  its  site,  for  it  stood  at  the  he 
of  State  St.,  between  Boston's  financial  sDine  <fe  the  sea;"  *  for  a  decade,  tmtil  State  St.  Bloc 
was  erected  and  "cut  off  its  vista  to  the  sea,  it  remained  the  visual  fulcrum  of  Boston's  water 
f ront, '^*  Erected  by  Gardner  Greenleaf,  who  later  built  State  St.  Block."*  Subject  of  great  ccr 
troversy  even  before  its  completion,  invoked  in  part  because  of  such  great  ex^se  (slightly  mcr 
than  51,000,000)  for  such  high^ developed  Greek  Revival  building.  More  architecturally  basic 
controversy  revolved  around  appropriateness  of  Greek  Revival  form  for  modem  use;  anonymous  ar- 
ticle published  in  18M^*  denigrated  style  as  belonging  to  another  age,  i  objected  to  concessic 
of  building's  functions  reouired  by  strict  use  of  historical  forms.  Contrast  of  Edward  C.  Cabot 
brownstone  Boston  Athenaeum  in  Renaissance  Revival  Style,  also  completed  in  18A7 
I  Ammi  Bumham  Young  (1798-137^)  was  native  of  Lebanon  N.H,  Little  is  known  of  his  educst^^.-. 
or  architectural  training;  may  have  learned  constructicn  from  his  fater  cc  architectural  detail! 
from  contemporary  copy  books,  &.  TJossibly  studied  under  Alexander  '""arris  in  Boston,  let  Supervis 
ing  Arc'nitect  of  the  Treasury  Deot.  Among  his  various  works  in  N.E.  were  Thornton  &  ■^'entworth 
Halls  at  Dartmouth  College,  Cld  Court  House  at  Worcester,  Mass.,  surviving  as  left  wing  of  pre- 
sent structure,  &  Court  House  at  Lowell,  Mass, 

Increasing  needs  in  early  20th  c,  resulted  in'  search  for  new  site  for  a  Custom  House. 
Government  appropriation  of  $1,800,000  not  considered  sufficient  to  purchase  suitable  site  4 
erect  new  building,  so  decided  to  use  old  structure  as  base,  resbody  i  Stearns  (ixcnange  Bldg., 
Boston  Post/Birtholace  of  Franklin,  Albany  Bldg.,)  designed  ^P^  foot  office  tower,  for  as 

?rgserTatica  Coaaideratioa  (accsssibiliry,  rs-'isa  ■pass-Jz^U.zz.is  ,    capac^rr    ( Federal ly- 

153.  csatixz;         (owned  building, 
was  not  bound  bv  city's  12"' 
height  restriction.  Remained 
tallest  building  in  Boston  for 
Located  within  National  Register  Custom  House  Districto   nanv  years. 
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MEMORANDUM 


RESUBMITTED; 
TAKEN  UNDER  ADVISEMENT; 


JULY  10,  1986 
JUNE  26,  1986 


TO: 


FROM! 


SUBJECT; 


BOSTON  REDEVELOPMENT  AUTHORITY  AND 
STEPHEN  COYLE,  DIRECTOR 

SUSAN  ALLEN,  ASSISTANT  DIRECTOR  FOR  DEVELOPMENT 
AND  URBAN  DESIGN 

PAUL  MCCANN,  EXECUTIVE  ASSISTANT  TO  THE  DIRECTOR 
PAM  WESSLING,  PROJECT  COORDINATOR 

MINOR  MODIFICATIONS  TO  THE  DOWNTOWN  WATERFRONT  - 
FANEUIL  HALL  URBAN  RENEWAL  PLAN 


The  General  Services  Administration  (GSA)  has  notified  the  City 
that  the  U.S.  Custom  House  is  surplus  to  U.S.  Government  property 
needs  and  that  it  is  available  for  disposal.   The  Authority  has 
long  recognized  the  significance  of  the  Custom  House,  and  a 
number  of  BRA  activities,  including  the  Downtown 
Waterf ront-Faneuil  Hall  Urban  Renewal  Plan,  have  helped  to 
preserve  the  building's  historic  place  in  Boston  and  to  improve 
its  environs.  Now  that  the  ownership  and  use  of  the  U.S.  Custom 
House  are  anticipated  to  change,  it  is  important  to  specify 
controls  for  its  re-use  and  rehabilitation.  These  were  first 
described  in  the  City's  response  to  GSA's  request  for  proposals. 
Earl  E.  Jones,  Commissioner  of  the  Federal  Property  Resources 
Service  of  the  General  Services  Administration,  also  recognizes 
the  need  for  such  controls.   In  a  letter  to  Mayor  Raymond  L. 
Flynn,  Commissioner  Jones  states  that  GSA  will  attach  convenants 
to  the  deed  in  order  to  protect  the  historic  integrity  of  the 
Custom  House,  and  he  suggests  that  use  controls  are  "best  addressed 
at  the  local  level  consistent  with  local  planning  and  zoning 
ordinances . " 


Minor  modification 
The  proposed  modif 
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Implementation  of  the  foregoing  controls  will  require  minor 
modifications  to  the  Downtown  Waterf ront-Faneuil  Hall  Urban 
Renewal  Plan. 

In  the  opinion  of  the  General  Counsel,  such  proposed 
modifications  are  minor  and  do  not  substantially  or  materially 
alter  or  change  the  Plan. 

It  is,  therefore,  recommended  that  the  Authority  adopt  the 
attached  Resolution  modifying  the  Downtown  Waterf ront-Faneuil 
Hall  Urban  Renewal  plan  and  authorize  the  Director  to  proclaim 
the  same. 

Appropriate  Resolutions  are  attached. 
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RESOLUTION  OF  THE  BOSTON  REDEVELOPMENT  AUTHORITY 

RE:   PROCLAIMER  OF  MINOR  MODIFICATIONS  OF  THE  DOWNTOWN 

WATERFRONT-FANEUIL  HALL  URBAN  RENEWAL  PLAN,  PROJECT  NO. 
MASS.  R-77 

WHEREAS,  the  Urban  Renewal  Plan  for  the  Downtown 

Waterf ront-Faneuil  Hall  Urban  Renewal  Project  Area,  Project  No. 
R-77  (the  "Plan"),  was  adopted  by  the  Boston  Redevelopment 
Authority  on  April  16,  1964  and  approved  by  the  City  Council  on 
June  8,  1964;  and 

WHEREAS,  Section  1101  of  Chapter  XI  of  said  Plan,  entitled 
"Modifications",  provides  in  pertinent  part  that  the  Urban 
Renewal  Plan  may  be  modified  at  any  time  by  the  Boston 
Redevelopment  Authority  where  the  proposed  modification  will  not' 
substantially  or  materially  alter  or  change  the  Plan;  and 

WHEREAS,  the  Boston  Redevelopment  Authority  is  engaged  in 
planning  for  the  potential  re-use  of  the  U.S.  Custom  House  which 
has  been  declared  surplus  property  by  the  federal  government, 
acting  through  the  General  Services  Administrations;  and 

WHEREAS,  the  proposed  re-use  of  the  U.S.  Custom  House  will 
necessitate  modifications  of  the  Plan;  and 

WHEREAS,  the  Authority  has  determined  that  said  modifications  are 
minor  modifications  under  Section  1101  of  the  Plan; 

NOW,  THEREFORE,  BE  IT  RESOLVED  BY  THE  BOSTON  REDEVELOPMENT 
AUTHORITY: 

1.    That  Chapter  4,  Section  403:   Not  to  be  Acquired 

Property-Special  Conditions  be  amended  to  also  state  the 
following : 

In  the  event  the  property  presently  owned  by  the  United 
Stated  government  (Block  206-1)  and  used  as  a  federal 
office  building  is  sold,  leased,  transferred  or 
otherwise  conveyed  to  other  than  a  successor 
governmental  agency  to  the  United  States  government's 
General  Services  Administration,  the  property  may  be 
acquired  by  the  Boston  Redevelopment  Authority  and  the 
use  shall  be  office,  hotel,  or  residential  in  the  tower 
with  public  access  to  the  observation  deck.   In  the 
base  of  the  tower  the  use  shall  be  cultural  or  other 
general  public  use  with  designated  space  set  aside  for 
access  to  the  tower  uses.   Controls  to  be  established 
for  the  property  shall  be  consistent  with  the  requirements 
and  controls  imposed  upon  similar  property  by  the 
provisions  of  the  Urban  Renewal  Plan, 
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2.    That  Chapter  VII,  Section  708:   Additional  Requirements  - 
General  be  amended  to  also  state  the  following: 

U.S.  Custom  House  Re-use 

(a)  Allowable  uses  shall  be  as  follows: 

o   The  original  Custom  House  at  the  base  of  the  tower 
shall  be  maintained  primarily  as  public  space  with 
cultural  or  other  non-commercial  activities  which  are 
for  the  use  of  the  general  public,  except  for  such 
designated  space  as  is  needed  for  access  to  tower  uses. 

o   The  tower  space  may  be  put  to  use  for  office, 

residential,  or  hotel  activities.  However,  no  portions 

of  the  building  shall  be  sold  for  condominium 
ownership . 

(b)  The  building  shall  be  rehabilitated  to  historic 
landmark  standards  including   (1)  the  Secretary  of  the 
Interior's  "Standards  for  Rehabilitating  Historic 
Buildings",   (2)  the  Boston  Landmarks  Commission's 
General  Standards  and  Criteria,  and   (3)  specific 
standards  for  the  Custom  House  as  they  are  established 
by  the  Boston  Landmarks  Commission  and  Boston 
Redevelopment  Authority. 

(c)  Installation  of  a  sprinkler  system  and  an  upgraded 
Heating,  Ventilation  and  Air  Conditioning  system  shall 
be  required  as  needed. 

(d)  Addition  of  facilities  to  improve  handicapped  access 
shall  be  required. 

(e)  The  four-faced  mechanical  clock  on  the  tower  shall  be 
repaired  and  maintained  in  good  working  order  at  all 
times . 

(f)  The  building  shall  be  illuminated  in  a  manner 
appropriate  to  this  important  historic  landmark,  as 
determined  by  the  Boston  Landmarks  Commission  and  the 
Boston  Redevelopment  Authority. 

(g)  Public  improvements  of  a  quality  consistent  with  the 
improvements  in  the  Downtown  Waterfront  -  Faneuil  Hall 
area  shall  be  required  adjacent  to  the  U.S.  Custom 
House  at  McKinley  Square  and  including  adjacent  streets 
and  sidewalks  within  the  area  to  be  designated  as  an 
urban  renewal  zoning  subdistrict. 
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3.  That  these  modifications  are  found  to  be  minor  modifications 
which  do  not  substantially  or  materially  alter  or  change  the 
Plan. 

4.  That  it  is  hereby  found  and  determined  that  the  minor 
modifications  of  the  Plan  as  set  forth  herein  will  not 
result  in  significant  damage  to  or  impairment  of  the 
environment  and,  further,  that  all  practicable  and  feasible 
means  and  measures  have  been  taken  and  are  being  utilized  to 
avoid  and  minimize  damage  to  the  environment. 

5.  That  all  other  provisions  of  said  Plan  not  inconsistent 
herewith  be  and  hereby  are  continued  in  full  force  and 
effect. 

6.  That  the  Director  be  and  he  hereby  is  authorized  to  proclaim 
by  certificate  these  minor  modifications  of  the  Plan  in 
accordance  with  the  provision  of  the  Urban  Renewal  Handbook 
RHM  7207.1 

7.  That  the  Director  be  and  he  hereby  is  authorized  to  execute 
an  interim  land  disposition  agreement  between  the  City  of 
Boston  and  the  Authority  to  establish  the  controls  as 
required  by  the  Downtown  Waterfront  -  Faneuil  Hall  Urban 
Renewal  Plan,  as  amended,  and  as  may  be  required  by  the 
designation  of  the  Custom  House  site  and  McKinley  Square 
area  as  an  urban  renewal  area  zoning  overlay  and  the 
Development  Plan  for  the  district. 


J 
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General 

Services 

Administration 


Federal 
Property 
Resources  Service 


Washington.  DC  20405 


June   11,    1986 


Dear  Mayor  Flynn: 

Ve  were  pleased  to  meet  on  June  10,  1986,  with  a  delegation, 
headers  by  Mr.  Bart  Mitchell,  representing  you  to  discuss  the 
proposed  sale  of  the  Old  Custom  House  in  Boston  to  the  City 
Redevelopment  Authority. 

The  city  is  granted  an  extension  until  August  1,  1986,  to 
continue  negotiations  and  submit  an  acceptable  offer  for  this  . 
property.   During  that  time,  we  will  work  closely  with  the  city 
on  all  aspects  of  this  transaction,  and  I  am  hopeful  we  can  reach 
agreement  on  the  sale  price.   If  we  are  successful  in  this 
regard,  we  will  submit  the  proposal  to  the  appropriate  committees 
of  Congress  for  review  prior  to  completing  the  sale. 

We  share  your  concern  that  the  historic  integrity  of  this 
magnificent  property  is  preserved.   Working  with  your 
representatives,  we  will  incorporate  in  our  deed  of  conveyance 
those  covenants  required  by  Federal,  State,  and  local  law  to 
protect  the  integrity  of  the  structure. 

These  covenants  will  ensure  preservation  of  the  significant 
architectural  and  historic  features  of  the  structure.   All  plans 
or  specifications  for  any  alterations,  improvements,  or 
restoration  of  the  exterior  or  interior  areas  must  be  approved  by 
the  Massachusetts  Historic  Commission,  or  its  delegated  local 
representative.   The  General  Services  Administration,  however, 
cannot  restrict  the  use  to  which  the  building  is  dedicated 
through  the  deed.   This  issue  is  best  addressed  at  the  local 
level  consistent  with  local  planning  and  zoning  ordinances. 

I  trust  this  information  is  helpful. 

Sincerely, 

EARL  E.  JON^S 
Commissioned 
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The  Honorable 
Raymond  L.  Flynn 
Mayor  of  Boston 
Boston,  MA   02201 


Downtown  Waterfront 

Faneuil  Hail 

Urban  Renewal  Area 

Massachusetts  R-77 
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MEMORANDUM 


Resubmitted: 
Taken   Under  Advisement: 


JULY  ^*,    1986 
JUNE   26,    1986 


TO:  BOSTON    REDEVELOPMENT  AUTHORITY   AND 

STEPHEN    COYLE,    DIRECTOR 

FROM:  SUSAN   ALLEN,   ASSISTANT   DIRECTOR   FOR   DEVELOPMENT 

LINDA    BOURQUE,    DIRECTOR  OF   ZONING 
PAMELA  WESSLINC,    PROJECT   COORDINATOR 

SUBJECT:  AUTHORIZATION   TO    PETITION    THE   ZONING   COMMISSION 

FOR  A   "U"    (URBAN    RENEWAL  AREA  OVERLAY)    DISTRICT 
FOR  THE   CUSTOM   HOUSE.  BLOCK,    BLOCK    206-1    IN   THE 
DOWNTOWN   WATERFRONT-FANEUIL  HALL   URBAN    RENEWAL 
PROJECT   AREA    (R-77),    AND   APPROVAL  OF   DEVELOPMENT 
PLAN    FOR   THE   CUSTOM   HOUSE 


On  March   13,    1986,   the  General   Services  Administration 
notified  the  City  of  Boston   that  the   U.S.    Custom   House  at  State  and    India 
Streets   is  surplus  to  government  property   needs  and   is  available  for  disposal. 
The  Custom   House   is  of  great  historical  and  architectural   significance  to  the 
City  of  Boston  as  a  center   for   Boston's   19th  century  maritime  commerce,   as 
an  example  of  the  Creek   revival   architectural   style,   and  as   Boston's  first 
skyscraper.      The  base  of  the  Custom   House  was   built  from   1834-18^*7  and   the 
existing   tower  was  added   in   1915.      The  Custom   House  is  currently  on   the 
National   Register  of  Historic   Places.      The   Boston   Landmarks   Commission  also 
is   in   the  process  of  designating   the   U.S.    Custom   House  as  a   Boston   Landmark 
and   is   finalizing   specific  criteria   for  development  to  protect  the  historic 
structure. 

It   is   important  at  this  time  when  the  site  will   be  released   from 
the  protective  control   by  the  Federal   government  that  specific  use,   structural, 
and   historic   preservation  controls  are  established   for  the  site.      In   order  to 
implement  these  controls,   we  are  recommending   that  the  Custom   House  and   its 
McKinley  Square  environs   be  designated  as  an   Urban   Renewal   Area  Overlay 
District  to  be  developed  only   in  accordance  with   the  Development   Plan   for  the 
U   District  as   submitted   here.      This   Development   Plan   specifies  that:      1)   the 
original   Custom   House  building  at  the  base  of  the  tower  must  be  maintained  as 
a   public  space  with  civic  or  cultural   uses  or  other   non-commercial   activities 
which  are  for  the  use  of  the  general   public;    2)    the  observation   deck  must  be 
made  available  for   limited   public  access;    3)   the  tower   space  may   be  used  as 
office,    residential,   or   hotel   space,   but  no  portion  of  the  building   shall   be 
sold   for  condominium  ownership;    4)    in  conjunction  with  any  development  of 
the  Custom   House,   public   land   in   the   immediate  vicinity  of  the  tower  shall   be 
improved   to  increase  use  of  the  area  by   pedestrians   rather  than   solely   for 
parking;    5)    no  exterior  or  structural  changes  shall   be  made  other  than   those 
in  accordance  with   the   Secretary  of  Interior's   "Standards   for   Rehabilitation 
and   Guidelines   for   Rehabilitating   Historic   Buildings"   and   in   accordance  with 
the   Boston   Landmarks   Commission   General   Standards  and   Criteria   for 
Landmarks   properties  and   specific  standards  and  criteria   for  the  Custom 
House;    6)    specific   structural   and   mechanical  changes   shall   be  made  to 
upgrade  the  building. 
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^  It   is,   therefore,    recommended   that  in  order  to   protect  the 

historic  character  of  the  Custom   House  and   preserve  its  use  by  the  public, 
the   Urban   Renewal   Area   District  designation  and   Development  Plan   be 
approved. 

VOTED:      That  the   Boston   Redevelopment  Authority  hereby  approves   the 
proposed   Urban   Renewal   Area  Overlay   District  zoning 
designation   and   Development  Plan   in   substantial   accord  with 
the  Plan  submitted  at  its  meeting  of  July   10,    1986,    for  the 
Custom   House  and  McKinley  Square,    Block   206-1,    in  the 
Downtown  Waterfront-Faneuil   Hall   Urban   Renewal   Project  Area 
R-77;   and  that  the  Authority  authorizes   the   Director   to 
petition   the  Zoning   Commission   of  the  City  of  Boston   for  a  map 
amendment  to  add   to  the  existing   B-10   zoning   designation   of 
Block   206-1    of  the  Downtown   Waterfront-Faneuil   Hall   Urban 
Renewal   Project  Area   the  suffix   "U",   and   to  submit  to  the 
Zoning   Commission   for   its  approval   the  Development   Plan   for 
the  Custom   House  and  McKinley  Square   in  order  to  facilitate 
development   in  accordance  with   said   Plan  and   to  protect  the 
historic  character  and   public  use  of  the  Custom   House. 

VOTED:  That  the  Director  be  authorized  to  communicate  to  the  Boston 
Landmark  Commission  the  Authority's  support  for  designation 
of  the  U.S.    Custom   House  as  a   Boston   Landmark. 
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BOSTON  REDEVELOPMENT  AUTHORITY 
JUNE  26,  1986 

DEVELOPMENT  PLAN 
U.S.  CUSTOM  HOUSE 


Site  Description 

Approximately  one  acre  of  land  at  McKinley  Square  in  the 
National  Register  Custom  House  District  of  downtown  Boston. 
The  site  includes  the  U.S.  Custom  House  on  its  17,068  square 
foot  site  and  portions  of  adjacent  streets  and  sidewalks  as 
outlined  below. 

Structure 

Existing  on  the  site  is  the  historic  U.S.  Custom  House,  the 
base  of  which  was  constructed  in  1937-1947  and  the  tower 
added  in  1913-1915.   The  16-story  tower  sits  atop  a 
two-story  base  for  a  total  height  of  495  feet.   The  building 
is  rated  1  by  the  Boston  Landmarks  Commission  and  is 
proposed  for  designation  as  a  Boston  Landmark.   Additional 
historic  data  is  included  in  Attachment  A:   Boston  Landmarks 
Commission  Building  Information  Form.   No  additional 
structures  will  be  allowed  on  the  site. 

Allowable  Uses 

1.  The  original  Custom  House  at  the  base  of  the  tower 
shall  be  maintained  primarily  as  a  public  space  with 
cultural  or  other  non-commercial  acti^^ities  which  are 
for  the  use  of  the  general  public  except  for  such 
designated  space  as  is  needed  for  access  to  tower  uses. 

2.  The  observation  deck  shall  be  made  available  for 
limited  public  access. 

3.  The  tower  may  be  used  for  office,  residential,  or  hotel 
activity.   However,  no  portions  of  the  building  shall 
be  sold  for  condominium  ownership. 

Historic  Rehabilitation  Standards 

The  building  shall  be  rehabilitated  to  historic  landmark 
standards  including  (1)  the  Secretary  of  the  Interior's 
Standards  for  Rehabilitation  and  Guidelines  for 
Rehabilitating  Historic  Buildings  (Attachment  B) ;  (2)  the 
Boston  Landmarks  Commission's  General  Standards  and  Criteria 
(Attachment  B) ;  and  (3)  such  specific  standards  and  criteria 
for  the  Custom  House  as  may  be  established  by  the  Boston 
Landmarks  Commission  and  the  Boston  Redevelopment  Authority. 
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Required  Imprdvements 

Required  improvements  to  the  U.S.  Custom  House,  in  addition  to 
historic  rehabilitation,  include  the  following: 

1.  Addition  of  facilities  to  improve  handicapped  access; 

2.  Installation  of  a  sprinkler  system; 

3.  Repair  and  maintenance  in  good  working  order  at  all 
times  of  the  four-faced  mechanical  clock  on  the  tower; 

4.  Architectural  illumination,  to  be  determined  by  the 
Boston  Landmarks  Commission  and  the  Boston  Redevelopment 
Authority,  of  the  Custom  House  Tower; 

5.  Upgrading  of  the  Heating,  Ventilation  and  Air  Conditioning 
system; 

6.  Such  other  improvements  as  may  be  necessary  to  conform 
to  the  Building  Code  and  all  other  applicable  state  and 
local  laws,  ordinances,  codes  and  regulations. 

Required  Site  Improvements 

Public  improvements  are  required  to  McKinley  Square  within 
the  boundaries  outlined  on  Attachment  D:   Site  Improvements 
Map.   Improvements,  to  be  specified  in  detail  by  the  Boston 
Redevelopment  Authority,  shall  be  of  a  quality  comparable  to 
improvements  in  the  Faneuil  Hall  area. 

Development  Review  Procedures 

All  plans  shall  be  subject  to  review  in  accordance  with  the 
bra's  Development  Review  Procedures,  the  Boston  Landmarks 
Commission's  procedures,  and  other  pertinent  City 
regulations. 

Transportation  Access  Plan 

The  developer  must  submit  a  Transportation  Access  Plan, 
subject  to  review  and  approval  by  the  BRA  Director. 

Employment  Plans 

1.  The  developer  must  submit  a  Residents  Construction 
Employment  Plan  to  the  BRA  Director,  setting  forth 
plans  to  ensure  that  its  contractor  and  sub-contractors 
meet  Boston  Resident  Construction  Employment 
Standards . 

2,  The  developer  shall  formulate  an  Employment  Opportunity 
Plan  which  shall  provide  for  the  developer's  good  faith 
efforts  to  achieve  a  goal  that  fifty  percent  (50%)  of 
the  permanent  employment  opportunities  created  by  the 
project  shall  be  made  available  to  Boston  residents. 
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Administration 


Federal 
Property 
Resources  Sen/ice 


BOARD  MEMO  ATTAC 


Washington.  DC  20405 


June   11,    1986 


Dear  Mayor  Flynn: 

Ve  were  pleased  to  meet  on  June  10,  1986,  with  a  delegation, 
headecJ  by  Mr.  Bart  Mitchell,  representing  you  to  discuss  the 
proposed  sale  of  the  Old  Custom  House  in  Boston  to  the  City 
Redevelopment  Authority. 

The  city  is  granted  an  extension  until  August  1,  1986,  to 
continue  negotiations  and  submit  an  acceptable  offer  for  this 
property.   During  that  time,  we  will  work  closely  with  the  city 
on  all  aspects  of  this  transaction,  and  I  am  hopeful  we  can  reach 
agreement  on  the  sale  price.   If  we  are  successful  in  this 
regard,  we  will  submit  the  proposal  to  the  appropriate  committees 
of  Congress  for  review  prior  to  completing  the  sale. 

We  share  your  concern  that  the  historic  integrity  of  this 
magnificent  property  is  preserved.   Working  with  your 
representatives,  we  will  incorporate  in  our  deed  of  conveyance 
those  covenants  required  by  Federal,  State,  and  local  law  to 
protect  the  integrity  of  the  structure. 

These  covenants  will  ensure  preservation  of  the  significant 
architectural  and  historic  features  of  the  structure.   All  plans 
or  specifications  for  any  alterations,  improvements,  or 
restoration  of  the  exterior  or  interior  areas  must  be  approved  by 
the  Massachusetts  Historic  Commission,  or  its  delegated  local 
representative.   The  General  Services  Administration,  however, 
cannot  restrict  the  use  to  which  the  building  is  dedicated 
through  the  deed.   This  issue  is  beet  addressed  at  the  local 
level  consistent  with  local  planning  and  zoning  ordinances. 


I  trust  this  information  is  helpful. 


The  Honorable 
Raymond  L.  Flynn 
Mayor  of  Boston 
Boston,  MA   02201 


EARL  E.  JQN^S 
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Map  Amendment  Application   No.   252 
Boston   Redevelopment  Authority 
Boston   Proper:      Custom  House  area 

Development  Plan 

B-10   to  B-10-U 


MAP  AMENDMENT   NO.    194 

THE   COMMONWEALTH   OF  MASSACHUSETTS 

CITY  OF  BOSTON 

IN    ZONING   COMMISSION 

The  Zoning   Commission  of  the  City  of  Boston,  acting   under  Chapter  665 
of  the  Acts  of  1956  as  amended,   after  due  report,   notice,   and  hearing   does 
hereby  approve  the  "Development  Plan/U.S.   Custom  House,"   dated  June  26, 
1986,   and  approved  by  the  Authority  July  10,    1986,   and  amend  Map  1    - 
Boston   Proper,   of  the  series  of  maps  entitled   "Zoning   Districts  -  City  of 
Boston"  as  established  under  Chapter  665  of  the  Acts  of  1956,   as  amended,   as 
follows: 

By  adding  the  suffix  "U",   indicating   urban  renewal  area  overlay  district, 
to  the  existing   B-10  designation  of  a   parcel  of  land  bounded  as  follows: 

SOUTHWESTERLY,   by  the  northeasterly  line  of  the  property  at  1-9   India 
Street  and  an  extension  of  said   line  to  the  center  line  of  State  Street; 

NORTHWESTERLY,   by  the  center  line  of  State  Street,   as  that  line  is  also 
a  boundary  of  an  existing   B-8  district; 

NORTHEASTERLY,   by  the  southwesterly  line  of  the  property  at 
177-179  State  Street/74-76  Central  Street  and  extensions  of  said   line  to 
the  center  lines  of  State  Street  and  Central   Street; 

SOUTHEASTERLY,   by  an  extension  of  the  center  line  of  the  segment  of 
Central   Street  that  lies   northeast  of  McKinley  Square,   to  the 
northeasterly  line  of  the  property  at  11-21    India  Street; 

SOUTHWESTERLY,   by  the  northeasterly  line  of  the  property  at 

11-21    India  Street  and  an  extension  of  said   line  to  the  property   line  of 

1-9   India  Street; 

said  parcel  containing  Block  206  of  the  Downtown  Waterfront-Faneuil  Hall 
Urban  Renewal  Project  Area,  which  block  is  the  site  of  the  United  States 
Custom  House. 


Date  of  public  notice:     July   12,   1986   (see  St.    1956,  c.665,   s.5) 
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In  Zoning  Commission 


Adopted  July  23,  1986 

Attest:  ^^^fl^j^  eA^i6rW{^d!k  &a/e^- 
Sicreiary 


Mayor,  City  of  Boston 
Date: 
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TO:  Linda  Bourque ,  Paul  McCann,  Pam  Wessling 

FROM:  Marguerite  Hildebrand 

DATE:  July  15,  1986 

RE:  Custom  House:   U  Designation  Petition 

To  expedite  getting  this  petition  (advertised  last 
Saturday)  into  final  form  for  Director's  signature,  I  would 
appreciate  your  looking  over  the  attached  draft,  with 
reference  to  the  accompanying  workmap,  and  giving  me  your 
corrections,  questions,  etc.,  or  approval,  as  soon  as  possi- 
ble.  I  want  to  have  it  final  and  correct  by  the  end  of 
Wednesday,  as  people  may  request  it  any  time. 

Please  note  that  the  mapping  and  write-up  are  a  little 
complicated  by  shifting  street  lines,  odd  angles,  nonparallel 
sides  of  Square,  etc.   I  assumed  we  would  want  northwesterly 
line  of  U  district  to  follow  existing  B-8/B-10  boundary  along 
center  line  of  State  Street. 

Paul,  please  let  me  know  who  in  Legal  should  O.K.  the 
signature  "clearance"  form,  or  whether  anyone  else  should 
look  at  draft. 

I  will  have  Mapping  do  a  proper  standard  map  to  go 
with  petition  and  amendment. 
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